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1. INTRODUCTION
A Master Plan is a comprehensive planning document that establishes long-term policy
recommendations for a community’s physical development, and outlines implementation
strategies that address land use issues, transportation, community facilities and services,
the local economy, and the environment. Chapter 41, Section 81D of the Massachusetts
General Laws states:
“A planning board established in any city or town under section eighty-one shall make a
master plan of such city or town or such part or parts thereof as said board may deem
advisable and from time to time may extend or perfect such plan. Such plan shall be a
statement, through text, maps, illustrations or other forms of communication that is designed
to provide a basis for decision-making regarding the long-term physical development of the
municipality. The comprehensive plan shall be internally consistent in its policies, forecasts
and standards.”
In general, communities use the Master Planning process to understand and manage future
growth and development. While the Master Plan is one of the main policy tools utilized by
the Select Board, Planning Board, Zoning Board of Appeals, Conservation Commission, and
other local decision-makers, it is important to note that it does not replace other important
policy documents, such as the Housing Production Plan or the Open Space and Recreation
Plan. The Master Plan should complement these documents and other planning initiatives
undertaken previously and in the future.
Pepperell is not the same today as it was a century ago, and fifty years from now the Town
will not be the same as it is today. Without the changes made by past generations, there
would be no historic homes, barns or stone walls that characterize the rural landscape
features that remain in Pepperell today. The relationship between history and the local
economy is well represented by the remaining mill housing and farmsteads, while more
modern structures constructed as part of the town’s newer economy can be found along
main arterials, such as Routes 119 and 113.
Elements of the past and the present have been woven together to create the Pepperell of
today, however, more rapid changes due to climate change will exacerbate pressures
already being applied to the rural landscape that Pepperell residents cherish. The result of
extensive public participation in the process is the community’s desire to shape the future
of Pepperell in a way that is sustainable and maintains the town’s rural landscape defined
by its agricultural lands, recreational areas, and open spaces. These prized assets are
integral to the community character, to resident’s quality of life, and to the local economy.
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It is the goal of this Master Plan to ensure smart, effective planning that protects and
leverages Pepperell’s assets for the benefit of the community, with sustainable growth that
meets the needs of residents, enhances quality of life, builds a strong local economy, and
enables Pepperell to be a more sustainable and resilient town that is able to meet the
challenges of climate change.
Effective planning facilitates the transformation of knowledge into action, and is
accomplished by understanding the outcomes desired by the community. Toward this end,
an extensive public participation process was utilized to help formulate recommendations
that reflect the needs and desires of the community. However, since the town will evolve in
the future, the Master Plan should be viewed as a flexible and ever-evolving document.

THE MASTER PLAN DEVELOPMENT PROCESS
The Master Plan Committee was established in 2018 and its first meeting was held on
March 1st of that year. The following members served on the Master Plan Advisory
Committee, representing town boards and committees, the business community, and
residents at large.
Table 1.1: Master Plan Advisory Committee Members
Member Name
Affiliation/expertise/interests
Diane Cronin
Historical Commission member, economic development
Renee D’Argento*
Affordable Housing Committee, Public health, conservation, climate
change, sustainability
Deborah Fountain*
Sustainability, public services and facilities
Ken Hartlage*
Affordable Housing Committee, sustainability
Nancy Lebedzinski
Senior issues, including housing
Paul J. Lonergan
Planning Board member, Architect
Kenneth Morgan
Housing, economic development
Joyce Morrow
Environment, economic development, housing
Kathryn Pries
Business Planning, environmental/climate change, Senior issues,
education
Robert Rand*
Conservation Commission member
Sherrill Rosoff*
Climate Change, Conservation and Historic Preservation
Stephen Themelis
Former Planning Board member, former member Select Board, NMCOG
Jack Visniewski*
Former Planning Board member, housing, environment
Charles Walkovich
Planning Board member, all facets of land use
Pastor Stephen Witmer
Resident
*Member of the Climate Change Sustainability and Resiliency Working Group

The Committee met for two years to develop the Plan with assistance from the Northern
Middlesex Council of Governments (NMCOG). Extensive opportunities were provided for
public input and feedback from a broad array of stakeholders and interested parties living
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in the community. As shown in Table 1.2, four public input sessions were held, drawing
participation from numerous stakeholders from across the community. Materials and
summaries from the input sessions can be found in Appendix A.
Table 1.2: Public Input Sessions
Input Session
Visioning Session 1: Strengths, Weaknesses, Opportunities and Threats
(SWOT) Analysis
Visioning Session 2: Land Use, Economic Development, and Housing
Visioning Session 3: Open Space, Recreation, Natural and Cultural
Resources
Visioning Session 4: Transportation, Facilities and Services

Date
April 19, 2018
September 13, 2018
February 7, 2019
October 17, 2019

A separate Visioning Session specifically for seniors was held on January 11, 2019 at the
Albert Harris Center. In addition to the public input sessions, the Master Plan Committee
invited stakeholders to provide input at its monthly meetings. Stakeholders were
encouraged to submit written comments or speak during any meeting of the Committee.
The documents produced during the planning process were available for public review on
the Town’s website.
The Master Plan Committee developed and distributed a written survey to every Pepperell
household, and 525 surveys were completed by residents. The results of the town-wide
survey are briefly summarized within each chapter of the Master Plan, while a detailed
analysis can be found in Appendix B. The characteristics of those completing the survey
are summarized as follows:


73% of respondents have lived in Pepperell for 10 or more years.



41% of respondents have children 18 years old or under.



53% of respondents have a household member aged 65 years or older.



82% of respondents chose to live in Pepperell because of its community
character/rural setting, 18% chose to live in town because of family ties, while 50%
live in Pepperell due to the cost of housing.



62% of respondents live in a household with an annual income of $100,000 or more,
while 10% live in a household earning less than $50,000 annually.

A written survey was also distributed to the business community. The results of the
business survey can be found in Appendix C and are discussed within the Economic
Development chapter. In addition, input was sought from the Pepperell Business
Association at its meeting of August 6, 2019.
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ORGANIZATION AND OVERVIEW OF THE MASTER PLAN
The updated Master Plan for the Town of Pepperell is organized into the following nine
primary components:
Section I: Introduction
This section provides an overview of the master plan process, and includes a discussion of
the Vision Statement, Primary Goals and a discussion on how and why Climate Change
considerations are woven into the Plan.
Section II: Land Use and Zoning
In addition to a synopsis of land use development patterns in Pepperell, Section II offers a
discussion of the Town’s existing Zoning Bylaw and the types of uses permitted under
these regulations. The Land Use and Zoning chapter includes a presentation of the issues
and opportunities inherent to land use planning and zoning, as well as recommendations
for the future that encourage a diverse economic base, provide new housing opportunities,
strengthen and improve Railroad Square and the Main Street corridor as the business and
civic centers of town, and allow the town to grow without sacrificing the natural, historical,
and cultural integrity of the community.
Section III: Economic Development
This component relies heavily on demographic and industry data to assess the current
state of Economic Development in Pepperell. The chapter begins with an economic profile
of the community, followed by a discussion of existing economic and business conditions in
Town. Community assets and liabilities are presented, followed by an infrastructure
analysis. An important element of this chapter is the discussion about striking a balance
between economic development and quality of life -a central theme throughout this Plan.
The chapter concludes with an issues and opportunities discussion, coupled with a list of
economic development recommendations focused on building a strong local economy of
small businesses supported by leveraging our historical, recreational and agricultural
assets.
Section IV: Transportation
The Transportation section includes a description of the existing transportation network
within the community, including commuting patterns, traffic volumes, crash statistics, and
the current state of the town’s overall transportation infrastructure for all transportation
modes (automobile, bicycle, and pedestrian). As with other sections of the Master Plan,
issues and opportunities related to transportation are presented and discussed, and a
comprehensive list of recommendations addressing the challenges of providing diverse
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transportation opportunities and services for all, as well as reducing our carbon footprint
with alternative transportation modes of transportation is provided.
Section V: Housing
The assessment of housing in town begins with an overview of existing conditions in terms
of the housing stock and the housing market. Topics covered within this section include
housing development and sales trends; housing needs, as determined by demographic data
available for the community; affordable housing efforts in Pepperell; and issues,
opportunities, and recommendations for sustainable housing production within the
community to meet the needs of all residents.
Section VI: Open Space and Recreation
Building on the Town’s Open Space and Recreation Plan, this chapter includes existing
conditions, local capacity, open space and recreation planning efforts, and identified
community needs. The chapter also includes an analysis of issues and opportunities, as
well as a set of recommendations that focuses on increasing protection of open space and
creating contiguous connections that provide wildlife corridors; enhancing passive
recreation, and improving and expanding our recreation lands for active recreation
opportunities; and protecting our natural resources, such as forests that help maintain
good water quality and mitigate climate change.
Section VII: Natural and Cultural Resources
This chapter includes a discussion of existing environmental, historical and cultural assets,
and an analysis of the issues and opportunities inherent to natural, historical and cultural
protection and preservation in the community. Finally, a set of recommendations aimed at
preserving our important resources is provided; these include improved regulatory
policies which focus on enhancing and preserving our historic farmsteads, buildings,
landmarks, natural resources and the visual features that give Pepperell its rural smalltown character.
Section VIII: Facilities and Services
The Facilities and Services section provides an overview of existing governmental
structure, town-owned facilities, and town services. Issues and opportunities for improving
the efficiency and quality of service delivery, and for smart capital investment, including
planning for future capital improvements to address climate adaption/resilience strategies
through energy efficiency improvements and expansion of renewable energy are detailed.
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Section IX: Implementation Plan
This final section of the Master Plan consists of a matrix that describes each
recommendation contained within the document, identifies the specific entities responsible
for implementation, outlines the recommended timeframe for implementation, and
denotes those recommendations designed to mitigate climate change.

THE MASTER PLAN VISION STATEMENT
Over the course of the master plan development process, the Master Plan Committee
worked to formulate a Vision Statement and Goals based on public input provided through
the visioning sessions, community input and written surveys. The Master Plan is intended
to guide Pepperell's future development in a fashion that will ultimately achieve the
following vision:
Pepperell is a small, friendly community that takes pride in its unique national and cultural
heritage, leveraging its significance locally and regionally for social enjoyment and economic
development. Pepperell has a wealth of natural assets benefiting both wildlife and the
community. The preservation of historic buildings and notable resources is evidence of the
community's commitment to preserving and celebrating its historic past. The Town has
retained and expanded its economic base by fostering and building upon many of its farms
and agricultural enterprises, historical and recreation assets, and open spaces.
Pepperell is an affordable place to live, offering something for people of all income levels,
lifestyles and age groups. Our strength as a community relies on our diversity and supportive
community spirit. The walkable downtown Main Street and Railroad Square districts support
small businesses providing vibrancy and a host of services and commodities to attract
residents and visitors. The revitalization of a former mill site has transformed a onceneglected property into an economically-productive showpiece.
Portions of both the Nashua and Nissitissit Rivers are designated as National Park Service
Wild & Scenic Rivers, recognized for their biological diversity, recreational and scenic
qualities, and their historical and cultural value. Both rivers are important assets to building
and sustaining a thriving ecotourism trade. Bed and Breakfast establishments and Farm-toTable restaurants provide tourists and residents alike with unmatched hospitality and
culinary offerings supported by our local farmers. The Town also offers many recreational
and social opportunities that appeal to a wide range of ages and interests.
The North Middlesex Regional School District, the Nashoba Valley Technical High School and
Charter schools are all known for high standards of educational excellence, providing
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Pepperell's students with the skills needed to contribute to society and enhance individual
well-being.
The Town’s infrastructure is adequate to meet its needs well into the future. Sewer and Water
service capacity is sufficient to handle current and future demand in targeted areas of town,
and the quality of Pepperell's water supply remains high. The Town’s transportation system is
safe and efficient, incorporating the needs of all residents through roadway improvements,
transit service, and bicycle and pedestrian facilities.
Pepperell has embraced sustainability and mitigated the impacts of climate change through
several measures that include protection of contiguous open spaces including forests, and by
adopting renewable energy and energy efficiency initiatives. This has resulted in significantly
reduced greenhouse gas emissions, improved air quality, and lower cost of energy for
municipal government, residents and businesses. Telecommunication improvements have
ensured that needs of all residents and businesses are met.
Town government is responsive to the needs of the community and the level of civic
engagement is high. There is strong and open communication between town officials and
residents. The services provided by the Town, such as public safety, inspection services, and
public health, meet the needs of its residents. The peaceful, rural beauty of Pepperell makes it
an appealing place to live or operate a business and generations of families continue to call
Pepperell home.

PRINCIPAL GOALS OF THE MASTER PLAN
The principal goals of the Master Plan were initially formulated based on input received
during the public visioning process, and were later refined after careful consideration of
additional public input, including the results of the written survey.
Land Use
 Update and modernize the Zoning Bylaw, and other development regulations and
policies.
 Incorporate sustainability ad resiliency principles into future planning initiatives.
 Consider the impacts of climate change in reviewing development projects and
programs.
 Maintain development policies that encourage a diverse economic base, provide
housing opportunities for all residents, and protect local neighborhoods.
 Improve the visual appearance of the community through enhanced design guidance.
 Strengthen and improve Railroad Square and the Main Street corridor as the business
and civic center of the town.
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Economic Development
 Revitalize the Economic Development Advisory Committee (EDAC).
 Establish an efficient, transparent permitting process.
 Implement the EDSAT Study recommendations and encourage private investment
through an active outreach program.
 Attract small-scale businesses to develop a sustainable economy.
 Support the revitalization of the Peter Fitzpatrick School.
 Explore the redevelopment of the former Pepperell Paper Mill site to support
economic growth.
 Implement small-scale projects to maintain the small-town feel.
 Build upon the historic, recreational and agricultural assets of the community to
attract businesses, visitors and private investment.
Transportation
 Incorporate bicycle and pedestrian accommodations in future transportation
improvement projects, whenever possible.
 Address the transportation needs of all residents, including the needs of older adults
and those with disabilities.
 Ensure that the town’s transportation system is as safe as possible for all users.
 Address transportation improvements in Railroad Square.
 Study the feasibility of providing public transit service within Pepperell.
 Promote sustainable transportation alternatives that reduce vehicle travel and
greenhouse gas emissions to help address climate change.
Housing
 Promote the creation and maintenance of sound, affordable housing for renters and
homeowners.
 Increase the public’s awareness of housing needs through informational and education
programs.
 Provide additional housing options for aging residents and for those with disabilities.
 Provide a variety of housing options with varying styles and densities to meet the needs
of all residents.
 Encourage the use of green design principles, renewable energy and energy efficiency
for future housing construction and rehabilitation projects.
Open Space and Recreation
 Protect Pepperell’s public and private water supplies.
 Continue to acquire open space, as opportunities arise and resources allow.
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 Connect Pepperell’s open space and recreation lands to enhance wildlife corridors,
improve wildlife habitat areas, and to create additional passive and active recreation
opportunities.
 Provide for long-term sustainability of open space protection and recreation
opportunities by identifying funding resources to meet needs.
 Increase access to Pepperell’s Open Space and Recreation lands and programs for
people of all demographic groups.
 Promote a cooperative and regional approach to open space and recreation planning.
Natural and Cultural Resources
 Preserve Pepperell’s historic farmsteads, buildings, and landmarks.
 Continue to institute policies and practices that protect and enhance the quality of
water resources, wildlife habitat, farmland, and forests.
 Protect the visual features and landscapes that give Pepperell its rural character.
 Strengthen local regulations relative to stormwater, historic preservation, and
floodplain management.
 Address climate change impacts to ecological systems and natural resources.
 Ensure all development is sensitive to Pepperell’s rural and historic character and to
the sustainable use of natural resources.
Facilities and Services
 Continue to strengthen public safety through capital improvements and staffing.
 Implement accessibility improvements for town-owned facilities.
 Evaluate options for generating additional revenue to support town services,
infrastructure and facility needs.
 Develop a community engagement program to educate town residents on town issues,
improve communication between residents and town government, and build trust
among community members.
 Strive to address renewable energy and climate change in the design and
implementation of future capital improvement projects.
 Provide additional utility options for residents and businesses.

TOP TEN PRIORITIES OF THE MASTER PLAN
The recommendations that comprise the Implementation Plan support the above goals and
are drawn from extensive data analysis, community input, and careful assessment of the
Town’s future needs. Future planned growth and development will require close
integration of many elements of the Master Plan, particularly in the areas of housing,
economic development, land use, transportation, and agricultural preservation and land
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protection. The Master Plan Committee has identified the following top ten priorities that
are woven throughout the Master Plan document:
1. Implement sustainable development principles and focus on climate change and
resiliency.
2. Pursue renewable energy options, such as solar.
3. Encourage senior housing, multi-family housing and starter homes.
4. Focus on village-style development and maintain the town’s rural character.
5. Update and modernize the zoning bylaw and improve the Open Space and
Residential Development (OSRD) regulations.
6. Develop a strategy for attracting and retaining businesses.
7. Encourage reinvestment and mixed-use development in Railroad Square and along
the Main Street corridor that respect the historic character of the area.
8. Adopt the Community Preservation Act as a means to finance open space protection,
recreation, affordable housing initiatives, and historic preservation.
9. Build upon the town’s natural, recreational, historic, and agricultural assets to
attract tourism and retain small businesses, including those that foster increased
tourism, such as hospitality, recreation, and agricultural enterprises.
10. Develop a long-term maintenance and management plan for municipal facilities.
Master planning is an ongoing process in which a community continually evaluates and
responds to new circumstances and challenges. Therefore, it is important to regularly
measure progress through the implementation status reports provided to the Town by the
Planning Board.

CLIMATE CHANGE IMPACTS IN PEPPERELL
Planning for climate change sustainability, adaptation, and resiliency has become an
important component of planning for State and local governments. State guidance,
assistance, incentives and resources were developed to help municipalities achieve smarter
planning to mitigate impacts to future generations and the environment. This Master Plan
uses the Massachusetts Sustainable Development Principles as a guide, and incorporates
these tenets throughout the master planning elements.
Pepperell is already experiencing the impacts of climate change in the form of severe
weather events, increased flooding along the Nashua River, warming temperatures, changes
in precipitation patterns, and the presence of invasive species. Severe storms appear to be
occurring more frequently and the impact to the community resulting from these events is
becoming increasingly more significant. Flooding events have resulted in the closure of
Route 111 and Route 119 on several occasions. Droughts have impacted the agricultural
community and the town’s water supply. Severe snowstorms, thunderstorms, and tropical
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storms have caused widespread power outages, some of which lasted for a week or more.
Invasive species can be found throughout town, harming local waterways, threatening native
species, and impacting agricultural operations.
Climate change is widely acknowledged by public health, medical, and disease experts as a
significant public health issue, especially for vulnerable populations such as those living
with chronic diseases, such as asthma, allergies, chronic obstructive respiratory disease
(COPD), cancer, and chronic respiratory and cardiac conditions. Warmer temperatures,
increased precipitation, and seasonal weather patterns
associated with climate change are also suspected of
playing a role in the increasing the spread of vectorMASSACHUSETTS
borne diseases, such as Lyme Disease and Eastern
SUSTAINABLE
Equine Encephalitis, spread by ticks or mosquitos.
DEVELOPMENT
The Northeast Climate Science Center at UMass
Amherst developed climate projections at the state
level and for each watershed in 2018. The State
encourages all municipalities to utilize this data within
its planning programs and documents. Pepperell is
located entirely within the Nashua River Watershed.
The climate projections developed for the watershed
can be found in Appendix D.

PRINCIPLES
1. Concentrate Development
and Mix Uses
2. Advance Equity
3. Make Efficient Decisions
4. Protect Land and
Ecosystems
5. Use Natural Resources
Wisely

It is essential that Pepperell do its part to reduce
greenhouse gas emissions to limit the predicted
6. Expand Housing
changes in climate as much as possible. Climate change
Opportunities
planning in Pepperell has been undertaken through
7. Provide Transportation
multiple projects, including the recent preparation of
Choice
the town’s Municipal Vulnerability Preparedness Plan,
8. Increase Job and Business
the updating of the Hazard Mitigation Plan, completion
Opportunities
of the most recent Open Space and Recreation Plan,
9. Promote Clean Energy
and the town’s Green Community activities. The
Climate Change Sustainability and Resiliency Working
10. Plan Regionally
Group (CCSRWG) also developed a report entitled
“Toward a More Sustainable and Resilient Pepperell”.
The Master Plan recognizes these planning efforts and builds upon many of the
recommendations and initiatives put forth as part of these programs. The Master Plan
contains many strategies that are predicated on recognition that the climate change will
continue to occur, and that municipal staff and boards, businesses, and residents will make
major decisions today and in the future that will influence the town’s vulnerabilities.
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The climate crisis has illuminated the fact that issues and recommendations examined
within the Master Plan are interrelated and that the strategies outlined are interconnected
across topical areas. Building community resilience will require significant town
government policy adjustments to address the root causes of climate change, as well as
measures that increase social cohesion, localize food and energy systems, and advance
public education and participation. Resilience requires that both the public and private
sectors make structural shifts and capacity investments that support assessing and
addressing the complex challenges of climate disruption.
The sources, impacts, and solutions to climate change are complex. Climate change and
greenhouse gas emission reductions are addressed by recommendations throughout the
Master Plan, rather than in a single section, and are summarized in the Implementation
Chapter matrix of recommendations. The matrix specifically denotes those
recommendations that will have a climate benefit for the community. Mixed-use, compact
development that encourages walking and biking, use of alternative transportation modes,
improved development practices, use of renewable energy systems, environmentallyfriendly design guidelines, preservation of open space, water conservation measures, and
enhanced stormwater management efforts are some of the strategies that help reduce
greenhouse gas emissions, mitigate the impacts of climate change, and/or reduce overall
energy usage.
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2. LAND USE AND ZONING
INTRODUCTION
The Land Use and Zoning chapter of the Master Plan examines
past development trends and current land use patterns within
the community. Land use refers to the physical arrangement
of a community’s residential, commercial, industrial and
institutional development, along with its transportation
network, infrastructure and vacant land. Examining spatial
development patterns, rates of change, and trends can provide
insight into how the Town evolved under varying social,
economic and environmental conditions. Understanding land
use change within a community is a key aspect of the overall
Master Plan, and forms the basis for discussion regarding the
future direction of the Town.
Many individuals confuse land use with zoning. In the 1900s,
local governments began to utilize zoning as a means for
regulating the amount and location of development. Zoning is
one tool that local officials may utilize to balance private
property rights with the public interest in providing for
orderly growth and change. In order to understand how
zoning may aid in the accomplishment of community goals,
this section of the Master Plan begins with a land use analysis,
which considers the following aspects of Pepperell’s land use
pattern:






What are the features of Pepperell’s land use pattern?
How did this pattern come about?
What aspects of the town’s land use pattern are
essential to the character of the town?
Is the existing land use pattern consistent with
community goals?
What opportunities exist to guide future development
in a fashion consistent with the goals of the Master
Plan or other established community goals?

LAND USE GOALS


Update and modernize
the Zoning Bylaw, and
other development
regulations and
policies.



Incorporate
sustainability and
resiliency principles
into future planning
initiatives.



Consider the impacts
of climate change in
reviewing
development projects
and programs.



Maintain development
policies that encourage
a diverse economic
base, provide housing
opportunities for all
residents, and protect
local neighborhoods.



Improve the visual
appearance of the
community through
enhanced design
guidance.

 Strengthen and
improve Railroad
Square and the Main
Street corridor
the
13as
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business and civic
center of the town.

BACKGROUND
The Town’s current land use reflects the area’s historical development pattern. European
settlement in the area that is now Pepperell began with the establishments of farms and
river crossings in the 1720s and 1730s. Originally a part of Groton, the western section of
today’s Pepperell was designated as Groton West Parish in 1742, and was established as
the Pepperell district in 1753, followed by designation as a town in 1775. Religious and
government uses were established and grew around the town common, which was laid out
in 1740. What is now the eastern portion of Pepperell developed around industrial and
commercial activities located along the Nashua River A grist mill operated on the river as
early as 1726, and East Pepperell’s mill village developed later when a forge, foundry and
powder mill were established. The mill village continued to grow around these expanding
industries, and the first paper mill was established in 1834 or 1835, and in 1868 a shoe
factory began production. Workers and managers lived in residences within walking
distance of work, and retail businesses were established to serve the mill village and its
residents.
After construction of the Worcester & Nashua Railroad in 1848, followed by the
construction of the Main Street Bridge in 1851, settlement on the east bank of the Nashua
River accelerated. Prior to 1857, the area east of the Nashua River was part of Groton, but
due to the new growth and the linkages provided by the Main Street Bridge, Pepperell
annexed the area and renamed it Depot Village. Commercial establishments grew around
the railroad depot, though a series of fires destroyed several of the mills and commercial
buildings, and others closed following regional and national manufacturing declines. Many
of the older buildings remain, particularly the residential and retail buildings. More recent
development generally followed earlier established settlement patterns.

POPULATION TRENDS
As illustrated in Table 2.1, Pepperell’s population grew from 3,460 in 1950 to 4,336 in
1960, a growth rate of 25.32%. During the 1960s, the Town’s population increased again
to 5,887, a growth rate of 35.77%. While these growth rates seem high, other communities
in the Northern Middlesex region, such as Billerica and Dunstable, saw their populations
more than double from 1950 to 1970. In the 1970s and 1980s, Pepperell’s population
continued to increase significantly, with growth rates of 36.93% and 25.27% respectively.
The rate of population growth slowed to 10.34% between 1990 and 2000, and slowed
again to 3.19% between 2000 and 2010, corresponding roughly to the regional growth rate
of 2.02% between 2000 and 2010 (includes Lowell, Pepperell, Dunstable, Tyngsborough,
Dracut, Tewksbury, Billerica, Chelmsford, and Westford). Over a half century (1960 to
2010), Pepperell’s population increased by 165.15%, an average of 33.03% per decade. In
contrast, the regional population grew by 69.4% during the same time period, from
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169,403 to 286,901, an average of 13.88% per decade. With a total area of 23.18 square
miles, Pepperell’s population density was approximately 496 persons per square mile in
2010.
Table 2.1: Population Trends - 1950-2010
Year
1950
1960
1970
1980
1990
2000
2010
Source: U.S. Census Bureau

Population
3,460
4,336
5,887
8,061
10,098
11,142
11,497

% Change
25.32
35.77
36.93
25.27
10.34
3.19

Population projections for the Town of Pepperell, as outlined in Table 2.2 below, predict a
slightly higher future growth rate for the Town compared to the region as a whole.
Between 2010 and 2020, Pepperell is expected to experience a growth rate of 1.3%, which
is anticipated to increase to 2.7% in the 2020s, and to 4.9% in the 2030s, reaching a total
projected population of 12,553 by 2040. The projections suggest that Pepperell’s
population will comprise 4.1% of the Greater Lowell region’s total population by 2040,
similar to today.
Table 2.2: Actual and Projected Population: 2010-2040
Regional
Growth Rate

Pepperell as
Percentage of
the Region

Year

Population

Growth Rate

Greater Lowell
Region

2010

11,497

3.2%

286,901

2.0%

4.0%

2020

11,648

1.3%

291,101

1.5%

4.0%

2030

11,962

2.7%

295,370

1.5%

4.0%

2040
12,553
4.9%
306,913
3.9%
Sources: U.S. Census Bureau; Projections developed by MassDOT in consultation with NMCOG

4.1%

LAND USE TRENDS
Land use in Pepperell generally follows the historic development patterns along the town’s
main travel corridors established prior to zoning. Over the past fifty years residential
development has replaced farmland and forest. Between 1971 and 2016, acreage classified
as residential grew by 246%, while agricultural land decreased by 42%. Overall, developed
acreage grew by 204%, while the total acreage of undeveloped land decreased by 23%.
While 67% of the acreage in town is still undeveloped, the rural landscape is being lost as
residential growth continues. Commercial and industrial uses collectively comprise less
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than 2% of the Town’s acreage, as shown in Table 2.3. Land use is shown on Map 2.1,
using data compiled by the University of Massachusetts through aerial photo
interpretation. These data were recently updated by NMCOG GIS staff, through the
interpretation of more recent aerial imagery. Map 2.1 reflects the amount of land covered
by a specific use based on physical attributes and is not parcel specific.
Pepperell’s commercial area has developed mostly along Route 113, with some limited
activity along Route 119 and Hollis Street. Industrial uses are concentrated at Lomar
Industrial Park located in the northeastern section of town and several small businesses
that are concentrated in Pepperell Center/Railroad Square.
Table 2.3: Land Use Development Patterns in Pepperell: 1971 to 2016
Land Use
Residential
Commercial
Industrial
Government/Institutional

1971
1,163
50
103
126

1985
2,125
61
225
211

1999
3,386
67
178
96

2016
4,022
59
188
113

Percent Change
1971 -2016
245.86%
17.99%
82.26%
-10.56%

Percent of
Total 2016
27.11%
0.40%
1.27%
0.76%

Developed
1,443
2,622
3,726
4,383
203.74%
29.54%
Agricultural
2,673
2,488
2,069
1,560
-41.66%
10.51%
Other Undeveloped
10,344
9,352
8,643
8,496
-17.87%
57.26%
Undeveloped 13,018 11,839 10,712 10,055
-22.76%
67.77%
Water
378
378
400
400
5.95%
2.70%
Total 14,838 14,838 14,838 14,838
N/A
100%
Source: University of Massachusetts, MacConnell Land Use Data; 2016 land use data was updated from 1999
MacConnell land use data using 2016 aerial imagery

LAND USE CHARACTERISTICS OF EXISTING PARCELS
The land use coverage information derived from the University of Massachusetts
MacConnell data differs significantly from parcel-based land use statistics derived from Tax
Assessor records. Since land use coverage maps account for the town’s entire geography,
they include features such as open water and roadways. By contrast, Tax Assessor parcel
maps represent land in recorded plans and are used to determine the appraised value of
taxable property. Given the different characteristics of these two data sources, it is not
possible to directly compare one with the other. However, both sources provide useful
insights into the Town’s development patterns and identify similar trends. Table 2.4
summarizes parcel-based land use statistics from the Tax Assessor’s database as of January
2018. These land use patterns are also graphically displayed on Map 2.2
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Table 2.4: Current Use of Parcels in Pepperell (2018)
Land Use
No. of Parcels
Total Acres
Residential – Single-Family Dwellings
3,138
6,554.14
Residential – Two-Family Dwellings
207
323.66
Residential - Multi-Family Dwellings
374
167.69
Residential - Mobile homes
23
147.49
Residential - Accessory Land
13
52.74
Mixed Residential and Agricultural
24
580.40
Mixed Residential and Commercial
40
158.41
Commercial
58
169.27
Manufacturing and R&D
95
71.76
Public Utilities
9
20.23
Institutional
20
18.67
Agricultural
29
811.02
Cemetery
5
42.10
Municipal Land (excluding conservation)
83
776.66
Conservation: State, Municipal, and Private
93
1,473.62
Limited Protection Conservation/Open
Space
40
949.64
Vacant
384
1,658.91
Total
4,635
13,976.41
Source: Pepperell Assessor’s Parcel Data and Land Use Codes, January 2018

% of Land Area
46.89%
2.32%
1.20%
1.06%
0.38%
4.15%
1.13%
1.21%
0.51%
0.14%
0.13%
5.80%
0.30%
5.56%
10.54%
6.79%
11.87%
100.00%

RESIDENTIAL LAND USES
As illustrated in Table 2.4 above, 51.9% of the Town’s land is classified as residential
according to the Assessor’s parcel data. Single-family residences, by far the largest
residential use, account for 46.9% of the total acreage in Pepperell, and comprise 90.5% of
Pepperell’s residentially used land. Two-family dwellings account for 2.3% of Pepperell’s
land area, while multi-family dwellings account for just 1.2% of the land area.
There are several parcels that the Tax Assessor classifies as mixed residential with
commercial, or as mixed residential with agricultural. Together, these parcels comprise
approximately 738.8 acres, or 5.3% of the Town’s land area, with 580.4 acres consisting of
mixed residential use with agriculture, and the remaining 158.4 acres with mixed
residential and commercial use.

COMMERCIAL LAND USES
According to the Pepperell Assessor’s parcel data, commercial land uses account for 1.2%
of the total land area in Pepperell. There are fifty-eight (58) separate parcels classified as
commercial use, comprising a total of 169.3 acres. The majority of commercial uses are
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located along Routes 113 and 111, with many of the town’s commercial establishments
concentrated along Main Street in the vicinity of Railroad Square.

INDUSTRIAL LAND USES
Industrial uses account for 71.8 acres, or 0.5% of land in the Town. Industrial land is
located primarily in the northeast section of town near Nashua Road or in Railroad Square
near Mill Street. Industrial land uses are predominately a mix of manufacturing,
warehousing, and office space associated with manufacturing operations.

PUBLIC UTILITIES
Just over twenty acres (20.2), or less than 0.25% of Pepperell’s acreage, is classified as
public utility land by the Assessor’s office. The parcels primarily include electric
substations, telephone exchanges and towers, cable transmitting facilities, and utility
rights-of-way, such as electric transmission lists and natural gas pipeline.

AGRICULTURAL LANDS
In 2017, Pepperell had twenty-nine (29) parcels totaling 811 acres of land classified as
agricultural by the Assessor. Together, these parcels comprise 811 acres and account for
5.8% of the total acreage in Pepperell. Nearly all of the parcels are taxed under the Chapter
61A program, with several being a mix of Chapter 61A agricultural land and Chapter 61
forestland. It is important to note that the Chapter 61, 61A and 61B programs do not
provide permanent protection from future development.

INSTITUTIONAL USES
Churches, non-profits, fraternal organizations, and tax-exempt charitable organizations
own twenty (20) parcels in Pepperell, accounting for 18.7 acres, or 0.1%, of the town’s
total land area. Included are function halls and community centers owned by organizations
such as the Veterans of Foreign Wars and the Grange.

CEMETERIES
There are five (5) lots comprising 42.1 acres that are utilized for burial plots. These parcels
include municipally owned cemeteries, such as the Walton Cemetery and Woodlawn
Cemetery, and the Pepperell Cemetery owned by the Pepperell Cemetery Association.
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Map 2.1: Pepperell Land Use: 2016 MacConnell Classification
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Map 2.2: Pepperell Land Use per Assessor’s Parcels
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GOVERNMENTAL USES
The Town of Pepperell, the Commonwealth of Massachusetts and other governmental
entities, including the North Middlesex Regional School District, own eighty-three (83)
parcels totaling 776.7 acres, or 5.6% of the town’s total land area. This acreage does not
include State and municipally owned lands classified as conservation and open space.

CONSERVATION AND OPEN SPACE
Ninety-three (93) open space and conservation parcels are owned by the Commonwealth
of Massachusetts, the Town of Pepperell, Nashoba Conservation Trust, and other private
organizations, as are identified by the Assessor’s database. Combined, these parcels
account for 1,473.6 acres, or 10.5% of the town’s land area, and are afforded some level of
protection from development.
The Assessor’s database also identifies forty (40) parcels as classified under Chapter 61
forestry, Chapter 61B recreation, or a mix of residential and Chapters 61 or 61B on the
parcels. Combined, these 40 parcels constitute 949.6 acres, or 6.8% of the Town’s total
land. While these programs offer tax benefits to keep forest and recreation land
undeveloped, they do not provide permanent protection from future development.

VACANT LAND
There are three hundred eighty-four (384) parcels classified as undeveloped or vacant in
the Assessor’s database. Combined, these undeveloped parcels total 1,658.9 acres, or
11.9% of Pepperell’s total land area. The parcels include 549.6 acres of developable
residential land and 121.1 acres of developable industrial land. In addition, 736.8 acres are
classified as undevelopable, while 251.4 acres are classified as potentially developable.

LAND USE AND CLIMATE CHANGE
Land use changes can help communities adapt to anticipated or observed effects of a
changed climate. Forestry and land use practices hold considerable potential for
counteracting the effect of greenhouse gas emissions. These practices include focusing on
planting trees, preserving and properly managing forests, and changing cultivation
practices to account for increased carbon storage in the soil. Land use decisions and land
management can affect the amount of greenhouse gases entering and leaving the
atmosphere, providing future opportunities to help reduce or minimize climate change.
Such practices could make it possible to increase carbon sinks while further reducing the
emission of greenhouse gases.
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Land use decision processes are influenced by the physical environment and by markets,
laws, technology, politics, perceptions, and culture. There is evidence that climate
adaptation considerations are playing an increasingly role in land decisions, even in the
absence of a formal federal climate policy. However, it is important to recognize that land
use planning is a tool used to pursue other objectives as well, such as providing affordable
housing, stimulating job creation, preserving community character, protecting historic
resources, and enabling an efficient transportation system. A key challenge for Pepperell
and other communities is how to integrate consideration of the changing climate into the
many decisions made by town government on a daily basis. Such decisions revolve around
operating municipal services, collecting taxes, enforcement and inspection activities, public
safety and disaster response. To improve local resilience, Pepperell can take certain actions
to encourage nature-based solutions and focus on smart growth in a way that balances the
needs of conservation and economic development.

ZONING OVERVIEW
Pepperell regulates development through zoning, subdivision control, health regulations,
and wetlands regulations. Zoning is the most important of these regulatory tools given its
capacity to guide the development of vacant land. Zoning establishes districts that
determine the allowed uses for every parcel of land in town. Zoning also establishes
dimensional regulations that limit the location, size and placement of buildings on each
parcel. Pepperell adopted its first zoning bylaw in February 1958, and a major update was
approved by Town Meeting in 2001. Sixteen amendments to the Bylaw have been
approved by Town Meeting and the Attorney General’s office since 2001.
Pepperell’s zoning framework includes seven (7) conventional use districts and six (6)
overlay districts. Twelve of these districts are shown on Maps 2.3 and 2.4. The Wireless
Communications Overlay District applies to all properties within the Town and is not
shown on the Zoning Map. A use district is a geographic area delineated on a zoning map
and designated for specific land uses. Table 2.5 summarizes the allowed uses within the
town’s zoning districts. There are also dimensional requirements that are applied to each
district, and many uses require a special permit from either the Planning Board or Select
Board.
An overlay district, usually delineated on a zoning map, may limit certain uses or allow uses
that would otherwise be prohibited in the underlying zoning district. For example, the
Mixed Use Overlay District allows additional uses by Special Permit that would otherwise
be prohibited in the underlying district. In contrast, the Aquifer-Watershed Protection
Zone prohibits a number of uses that might result in groundwater contamination without
regard to what is allowed in the underlying zoning district.
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Map 2.3: Zoning Districts
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Map 2.4: Zoning Overlay Districts
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Table 2.5: Current Zoning Districts and Allowed Uses
Zoning
Allowed Uses
District
Rural
 Single-family dwellings
Residence
 Exempt uses other than child care facilities located in a new structure
(RR)
 Government administration building or fire or police station
 Public recreation or water supplies
 Community centers
 Nonexempt commercial greenhouses
 Nonexempt dairy, poultry, or livestock farms; Nonexempt farm or nursery
 Small family day care
 Bed & breakfasts
 Nursing or convalescent homes
 Temporary outdoor shows or exhibitions
 Small wind energy system, non-free-standing
 Wind monitor or meteorological structure
 By Special Permit: Two-family dwellings; Boarding houses; Assisted living facilities;
Child care facilities located in a new structure; Cemeteries; Hospitals; Essential services;
Public garage, yard, or service areas; Public solid waste disposal facilities; Nonexempt
farm stands; Adult day care facilities; Large family day care; Accessory pet daycare
facilities; Animal clinics or hospitals; Nonprofit clubs or lodges; Wireless
Communications Facilities; Commercial ski grounds, picnic grounds, bathing beach, or
miniature golf courses; Commercial golf courses; Commercial recreation camp, boat or
canoe livery, marina, riding academies; Sawmills; Contractor's yards or outdoor storage
facility; Landscaping yards; Small wind energy system, free-standing
Town
 Any use permitted in the RR district by-right
Residence
 By Special Permit: Motor vehicle light services; Funeral homes; Any use permitted in
(TR)
the RR district by Special Permit
Recreational  Any use permitted in the RR district by-right
Residence
 By Special Permit: Hotels, motels or inns; Restaurants (not including fast-food); Retail
(RCR)
operations on premises of recreational uses; Any use permitted in the TR district by
Special Permit
Suburban
 Any use permitted in the RR district by-right
Residence
 By Special Permit: Any use permitted in the TR district by Special Permit with the
(SR)
exception of commercial recreation camps, boats, canoe livery, marinas, riding
academies; and Sawmills
Urban
 Two-family dwellings; Any use permitted in the SR district by-right with the exception
Residence
of Nonexempt commercial greenhouses, farms or nurseries; and Keeping of
(UR)
nondomestic animals for personal enjoyment or household use
 By Special Permit: Multi-family dwellings; Nonexempt farms or nurseries; Hotels,
motels or inns; Restaurants (not including fast-food); Any use permitted in the SR
district by Special Permit with the exception of Public solid waste disposal facilities;
Motor vehicle light services; and Animal clinics or hospitals
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Commercial
(C)









































Dwelling unit(s) above first floor
Exempt uses other than child care facilities located in a new structure
Government administration building or fire or police station
Public recreation or water supplies
Community centers
Nonexempt commercial greenhouses
Small family day care
Hotels, motels or inns
Bed & breakfasts
Retail of building, plumbing or heating supplies
Retail stores and services not elsewhere set forth
Retail sales where more than 50% of gross floor area devoted to sales is not within a
building
Business or professional offices
Banks or financial institutions
Restaurants and fast-food restaurants
Indoor facility for the rental of equipment or goods
Car washes
Accessory pet daycare facilities
Funeral homes
Medical centers or clinics, excluding methadone clinics
Nonprofit clubs or lodges
Personal service establishments
General service establishments
Temporary outdoor shows or exhibitions
Commercial parking facilities
Commercial ski grounds, picnic grounds, bathing beaches, or miniature golf courses
Commercial recreation camps, boat or canoe livery, marinas, or riding academies
Bowling alleys or billiard parlors
Theaters or movie houses
Physical fitness training facilities
Martial arts instruction facilities
Dance studios
Retail operations on premises of recreational use
Light manufacturing; research laboratories
Warehouse, wholesale or indoor storage facilities
Contractor's yard or outdoor storage facilities, landscaping yards
Self-storage facilities
Small wind energy system, non-free-standing
Wind monitor or meteorological structure
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Industrial
(I)




























By Special Permit: Multi-family dwellings; Boarding houses; Assisted living facilities;
Child care facilities located in a new structure; Hospitals; Airports; Essential services;
Public garage, yard, or service areas; Public solid waste disposal facilities; Nonexempt
educational uses; Nonexempt farm stands; Adult day care facilities; Large family day
care; Motor vehicle sales and rental; Motor vehicle light service; Motor vehicle general
and body repair; Commercial kennels; Animal clinics or hospitals; Nursing or
convalescent homes; Drive-in or drive-through facilities or windows; Flea markets;
Wireless Communications Facilities; Medical Marijuana Treatment Centers; Commercial
golf courses; Manufacturing, assembly or processing; Rail or motor freight terminals,
passenger terminals, or bus storage yards; Commercial storage of fuel, sand, cement,
lumber or other goods; Open air display of goods or merchandise accessory to principal
use; Small wind energy system, free-standing
Exempt uses other than child care facilities located in a new structure
Government administration buildings or fire or police stations
Public recreation or water supplies
Community centers
Small family day care
Retail of building, plumbing or heating supplies
Restaurants (not including fast-food)
Motor vehicle general and body repair
Accessory pet daycare facilities
Medical centers or clinics, excluding methadone clinics
General service establishments
Temporary outdoor shows or exhibitions
Indoor/outdoor racquet sports facilities
Physical fitness training facilities
Indoor soccer facilities
Martial arts instruction facilities
Dance studios
Manufacturing, assembly or processing
Light manufacturing; research laboratories
Warehouse, wholesale or indoor storage facilities
Rail or motor freight terminals; passenger terminals; bus storage yards
Sawmills
Contractor's yards or outdoor storage facilities; landscaping yards
Self-storage facilities
Small wind energy system, non-free-standing
Wind monitor or meteorological structure
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By Special Permit: Child care facilities located in a new structure; Airports; Essential
services; Public garages, yards, or service areas; Public solid waste disposal facilities;
Nonexempt educational uses; Adult day care facilities; Large family day care; Business
or professional offices; Bank or financial institutions; Radio or television transmission
towers; Fast food restaurants; Indoor facilities for the rental of equipment or goods;
Motor vehicle light service; Commercial kennels; Animal clinic or hospitals; Drive-in or
drive-through facilities or windows; Body art or piercing; Flea markets; Wireless
Communications Facilities; Commercial golf courses; Commercial recreation camps,
boat or canoe livery, marinas, riding academies; Retail operations on premises of
recreational use; Commercial storage of fuel, sand, cement, lumber or other goods;
Earth & soil removal; Fuel or hazardous material storage facilities; Small wind energy
system, free-standing

Source: Town of Pepperell Zoning Bylaw, July 2014

Table 2.6 details the acreage for each zoning district within Pepperell. The Rural Residence
district is the largest in terms of land area. While approximately 96.5% of the town is
zoned for residential use, over 47% of the residentially zoned land is in the Rural Residence
district, followed by the Town Residence district (27.6%), Recreational Residence (11.8%),
Suburban Residence (8.3%), and Urban Residence (1.2%). The Commercial zoning district
covers less than 1% of the town’s land area, while the Industrial zoning district covers
2.9%.
Table 2.6: Zoning District Acreage
Zoning District
Commercial (C)
Industrial (I)

Acres

Percentage (%)

97.22

0.70

428.09

2.90

Recreational Residence (RCR)

1,747.04

11.80

Rural Residence (RR)

7,066.61

47.60

Suburban Residence (SR)

1,237.57

8.30

Town Residence (TR)

4,094.94

27.60

Urban Residence (UR)

171.64

1.20

14,843.10

100.00

Total
Source: Town of Pepperell GIS data as of March 29, 2018

SPECIAL PERMITS
Not all land uses are allowed as of right and some require conditional approvals called
special permits. The standards for granting a special permit are established in the town’s
zoning bylaw, where there are land uses specifically allowed as of right and others for
which special conditions must be met. The special conditions are described within the
bylaw, and if it is determined that a special permit application is within the scope of the
bylaw and will not derogate from the character of the district or the town, a special permit
is granted. The special permit generally has conditions described within the permit that
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ensure that the proposed use and/or layout will comply with the bylaw. The board granting
a special permit is called the special permit granting authority (SPGA), and generally
includes either the Zoning Board of Appeals, the Planning Board or the Select Board.

RESIDENTIAL ZONING
Pepperell’s five residential zoning districts: Rural Residence (RR), Town Residence (TR),
Recreational Residence (RCR), Suburban Residence (SR), and Urban Residence (UR),
account for 96.5% of the town’s land area. Therefore, the residential zoning regulations
shape the development and land use for the vast majority of Pepperell. Four of the five
residential districts: RR, TR, RCR and SR, allow identical uses by-right, including singlefamily dwellings, and also allow most of the same uses by Special Permit, including twofamily dwellings. However, multi-family residences are prohibited in all four districts.
The UR district, which accounts for 171.6 acres or 1.2% of Pepperell, allows two-family
dwellings by-right and multi-family units by Special Permit. The Commercial district is the
only other conventional zoning district in Pepperell where multi-family residences are
allowed, although a Special Permit is required. Multi-family dwellings are also allowed in
the Mixed Used Overlay District. The Commercial district is the only conventional zoning
district where residences are allowed above commercial space by-right. However, singlefamily and two-family dwellings are prohibited in the Commercial district, as well as in the
Industrial district.
The Town’s three largest zoning districts, RR, TR and RCR require a minimum 80,000
square foot lot size, and a 50-foot minimum front yard. Together, these three districts, with
identical by-right uses and minimum lot sizes, account for 12,908.6 acres, or 87% of the
town’s land area. In contrast, the SR and UR districts both require a 40,000 square foot
minimum lot size and a 30-foot minimum front yard requirement. The permitted uses for
residential zoning district are outlined in Table 2.7, and the dimensional requirements
relative to each district are described in Table 2.8 on the following page.
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Table 2.7: Permitted Residential Uses by Zoning District
Zoning District
Residential
Use

Single- Family
Dwelling
Two-Family
Dwelling
Multi-Family
Dwelling
Dwelling
unit(s) above
first floor
Boarding
house
Assisted
Living Facility
Trailer or
mobile home
park

Rural
Residence
(RR)

Town
Residence
(TR)

Recreational
Residence
(RCR)

Suburban
Residence
(SR)

Urban
Residence
(UR)

Commercial
(C)

Industrial
(I)

Mixed Use
Overlay District
(MUOD)

Y

Y

Y

Y

Y

N

N

N*

PB

PB

PB

PB

Y

N

N

N*

N

N

N

N

PB

PB

N

PB

N

N

N

N

N

Y

N

PB

BOS

BOS

BOS

BOS

BOS

BOS

N

N*

PB

PB

PB

PB

PB

PB

N

N*

N

N

N

N

N

N

N

N

Table 2.8: Dimensional and Density Requirements for Districts Allowing Residential Dwellings
Zoning District
Rural
Residence
(RR)

Town
Residence
(TR)

Recreational
Residence
(RCR)

Suburban
Residence
(SR)

Urban
Residence
(UR)

Commercial
(C)

Mixed Use
Overlay District
(MUOD)

Minimum Lot Area (sf)
Minimum Lot Frontage
(ft)
Minimum Lot Width (ft)

80,000

80,000

80,000

40,000

40,000

*

5 acres

200

150

150

150

150

*

100

40

40

40

40

40

*

100

Minimum Front Yard (ft)

50

50

50

30

30

*

30

Minimum Side Yard (ft)

30

25

25

15

15

*

**

Minimum Rear Yard (ft)
Maximum Building
Height (ft)

75

60

60

45

45

*

**

35

35

35

35

35***

35***

60

* A residential use hereafter located in a Commercial district shall conform to the dimensional requirements of the
nearest residential district, except dwelling units above the first floor as allowed in the Commercial district.
** Side Yard and Rear Yard for lots within the Mixed Use Overlay District are the same as the underlying zoning district.
*** The Planning Board may authorize greater height by Special Permit.
Source: Town of Pepperell Zoning Bylaw, July 2014

OPEN SPACE RESIDENTIAL DEVELOPMENT
The Town of Pepperell established the Open Space and Residential Development Bylaw in
order to:
 Allow for flexibility in design and minimize land disturbance;
 Encourage the protection of open space, natural and cultural resources, agricultural
land, and the town’s water supply;
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Enhance community character; and
Provide affordable housing to persons of low and moderate income.

Pepperell’s Open Space Residential Development (OSRD) regulation allows for the issuance
of a Special Permit for flexible site design with reduced lots sizes and dimensional
requirements. An OSRD must set aside at least 40% of the total tract area as permanently
protected open space, and the Planning Board may award a density bonus of up to 20% of
the maximum dwelling units allowed under conventional zoning. To be eligible, the tract of
land must have a minimum of five (5) acres in the SR or UR districts, or ten (10) acres in
the RR, TR and RCR districts or any of the Water Resource Protection Overlay District
(WRPOD). All major subdivisions of five or more lots must be presented to the Planning
Board as OSRD developments, unless waived by the Board due to site suitability issues.
Smaller size subdivisions have the option of creating a conventional subdivision or utilizing
the OSRD bylaw.
Under the OSRD, the basic number of lots and dwelling units cannot exceed what would be
allowed under a conventional subdivision plan. Minimum lot sizes and other dimensional
requirements are established according to whether the project is located in an area served
by town water and/or sewer, and range from 20,000 square feet to 40,000 square feet.
Minimum frontage requirements range from 75 feet to 120 feet. Lots with duplexes or
multi-family units require twice the minimum lot area.
To promote affordable housing, a small number of duplexes or multi-family structures (no
more than 10% of the total number of lots) are allowed within an OSRD project. The
Planning Board may award a density bonus up to 20% that allows for additional dwelling
units in exchange for the preservation of additional open space or the creation of additional
affordable housing units. A density bonus of one affordable or market rate unit may also be
applied to projects that use low impact development (LID) site design principles or green
infrastructure, or when the project is designed to effectively link open space to existing
conservation or open space property.

PLANNED UNIT DEVELOPMENT
On parcels of at least 120,000 square feet, the Planning Board may authorize a Special
Permit for a Planned Unit Development that allows a mixture of uses and a variety of
building types by-right or by Special Permit. The designation of a portion of the parcel as
common or open land is required, and the total number of dwelling units cannot exceed the
number otherwise allowable in the district.
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ZONING PROVISIONS FOR MULTI-FAMILY HOUSING
Multi-family residential development is allowed in the Urban Residence and Commercial
districts with a special permit from the Planning Board. No more than 4 units may be
constructed per building, and 10,000 square feet of land is required for each unit. Units
constructed within an apartment building must be at least 480 square feet in size. For
projects with 8 units or more, no more than 20% of the units can contain 3 or more
bedrooms. Projects where six or more detached single-family dwelling units are proposed
on a site designated for multi-family development, 10% of the units must be affordable, as
defined by the State.

MOBILE HOMES
Trailers or similar mobile equipment, may not be used for dwelling purposes except for
temporary circumstances not exceeding six months and licensed by the Selectmen. This
restriction does not apply to existing trailers used for dwellings or to trailers placed into
existing trailer parks. Such trailers may be replaced by a trailer not more than 20% larger
in volume than the lawfully pre-existing trailer.

ACCESSORY APARTMENTS
In order to provide additional rental units, create housing options for elderly residents, and
assist owners of single-family homes with the upkeep of structures that are larger than
they require, accessory apartments are allowed in all five residential districts by Special
Permit from the Zoning Board of Appeals. The dwelling must be owner-occupied and only
one accessory apartment may be established per lot. The accessory apartment cannot
exceed 800 square feet, and it must be located in the primary residential structure.

RESIDENTIAL ACCESSORY USES
Pepperell’s Zoning Bylaw allows certain accessory uses by right or by special permit. In
some cases, this section of the bylaw is more permissive than what is allowed in other
communities. A homeowner may accommodate up to two boarders by right in a singlefamily home. The Bylaw then states that three (3) or (4) boarders are allowed by special
permit, but adds that 4 or more boarders are treated as a boarding house under the Zoning
Bylaw. There appears to be a conflict in this language as it is difficult to determine whether
the accommodation of 4 boarders in a single-family home can be addressed through a
special permit, or if one needs to comply with the requirements for a boarding house.
Contractor yards and commercial landscaping businesses are also allowed under this
section of the Zoning Bylaw by special permit. There are no limitations set within the
bylaw as to the amount of materials and equipment that can be stored on site for these
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types of businesses. In some cases, this may create a conflict with adjacent residential
uses, as such operations often utilize significant stockpilings of material such as loam, sand,
mulch, building and construction materials, vehicles, trailers, and heavy equipment, and
can generate significant noise.

COMMERCIAL AND INDUSTRIAL ZONING
Pepperell has only one commercial (C) and one industrial (I) zoning category as outlined in
the Town’s Zoning Bylaw. Most industrially zoned land is located along Route 111 near
the New Hampshire border, in Lomar Park, and north and east of Railroad Square.
Commercially-zoned parcels are concentrated in the Railroad Square/Town Center area.
Table 2.9 outlines the dimensional requirements for business and industrially-zoned
districts within Pepperell.
Table 2.9: Dimensional and Density Requirements for Commercial and Industrial Districts
Zoning District
Commercial (C)

Industrial (I)

None

None

Minimum Lot Frontage (ft)

50

None

Minimum Front Yard (ft)

30*

40

Minimum Side Yard (ft)

15*

30

Minimum Rear Yard (ft)

25

45

Minimum Lot Area (sf)

Maximum Building Height (ft)
35**
35
* The Planning Board may vary the minimum front and side yard requirement by Special Permit when
adequate access to required parking is shown.
** The Planning Board may authorize greater height by Special Permit.

Commercial (C) District
The Commercial district is the only Pepperell zoning district dedicated to business and
commercial uses. Uses permitted by-right include dwelling units above the first floor, retail,
hotels, professional offices, banks and financial institutions, restaurants including fast food
(drive-through facilities require a Special Permit from the Planning Board), car washes,
personal and general service establishments, theaters, light manufacturing, warehouses,
contractor yards, and self-storage facilities. Uses permitted by Special Permit in the
Commercial district include multi-family dwellings, motor vehicle sales, motor vehicle
repair, manufacturing, medical marijuana facilities, assisted living facilities and adult day
care facilities.
Uses prohibited in the Commercial district include single-family and two-family dwellings.
However, there are a significant number of residences in the Commercial district, many of
which were constructed prior to the 1954 adoption of the Massachusetts Zoning Enabling
Act.
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There is no minimum lot size in the Commercial district and the minimum frontage is 50
feet. The maximum building height allowed is 35 feet, though the Planning Board may
authorize a greater height by Special Permit in the district. The minimum front yard is 30
feet, though the Planning Board can vary the front yard requirement by Special Permit in
the district.
Industrial (I) District
Uses allowed by-right in the Industrial district include manufacturing, warehouses, freight
terminals, contractor yards, self-storage facilities, restaurants (fast food establishments
require a Special Permit), motor vehicle repair, general service establishments, and
physical fitness training facilities. Residential uses are prohibited within the Industrial
district, except as allowed in a Mixed Use District Overlay described below. There is no
minimum lot size required in the Industrial district and no minimum frontage. The
maximum building height allowed in the district is 35 feet, and the minimum front yard is
30 feet.

OVERLAY DISTRICTS
In addition to the conventional zoning districts, Pepperell has six (6) overlay districts:







Aquifer-Watershed Protection Zone;
Well Protection Zone;
Water Source Protection Zone;
Mixed Use Overlay District;
Sewer District; and
Wireless Communication Overlay District.

As discussed previously, an overlay district may limit certain uses or allow uses that would
otherwise be prohibited in the underlying zoning district, as discussed previously. In
Pepperell, four of the overlay zones are protective in nature, while the Mixed Use Overlay
District allows additional uses not permitted in the underlying district, and the Sewer
District delineates the area where sewer service is available or planned. Each overlay
district is discussed in greater detail below.

WATER RESOURCE PROTECTION OVERLAY DISTRICT (WRPOD)
The purpose of the WRPOD is to protect the current and future groundwater supplies of the
town by regulating activities that could generate contaminants that result in the
degradation of groundwater quality. Three zones are delineated separately on the Zoning
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Map and each has distinct regulations and land use restrictions, as described below. The
three zones include:
 Zone 1 - Water Source Protection Zone (WSPZ)
 Zone 2 - Well Protection Zone (WPZ)
 Zone 3 - Aquifer-Watershed Protection Zone (AWPZ)
In addition to each zone’s individual land use restrictions, the WRPOD has general
performance standards and construction standards that apply to all development in the
three WRPOD zones. The Planning Board serves as the SPGA under this section of the
zoning bylaw.
Zone 1/Water Source Protection Zone (WSPZ)
The Zone 1/WSPZ consists of a protective radius of 400 feet surrounding public
wellheads/water sources. Zone 1/WSPZ areas can be owned in fee simple or controlled by
the Town through an easement, lease, or other restriction, and include the following
locations:
 Jersey 1 well;
 Jersey 2 well;
 Bemis 1 well;
 Bemis 2 well; and
 Nashua Road well.
The use of the Zone 1/WSPZ land is for public water supply purposes, with most land uses
prohibited regardless of the underlying zoning district. Allowed uses include woodlot
management (after approval of tree cutting), construction and maintenance of facilities and
accessory uses related to public water supply, maintenance of roadways and drainage
structures, and construction or alteration of roads and drainage facilities by Special Permit.
Zone 2/Well Protection Zone (WPZ)
The Zone 2/WPZ includes areas adjacent to the Zone 1/WSPZ that contribute water to the
public wellheads under severe pumping and recharge conditions and consists of the
following areas:
 Jersey 1 and 2;
 Bemis 1 and 2; and
 Nashua Road.
The Zone 2/WPZ overlay prohibits a number of land uses and practices that could create
groundwater contaminants, including motor vehicle repair facilities, body shops, gasoline
service stations, hairdressing and beauty shops, and laundromats and commercial
laundries not connected to the municipal sewer system. The overlay requires a Special
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Permit for any new residential, commercial or industrial construction. The requirement
that hairdressers and beauty shops be connected to the sewer system may go beyond
necessary precautions for aquifer and watershed protection.
Zone 3/Aquifer-Watershed Protection Zone (AWPZ)
The Zone 3/AWPZ consists of the area outside the Zone 2/WPZ from which surface water
and groundwater drain into the Zone 2/WPZ. The area covered under this section of the
overlay bylaw are the same as those identified in the Zone 2/AWPZ. Similarly, the land uses
allowed and prohibited in the Zone 3/AWPS overlay are the same as those allowed and
prohibited in the Zone 2/WPZ overlay.

WIRELESS COMMUNICATIONS OVERLAY DISTRICT (WCOD)
The Wireless Communications Overlay District (WCOD) encompasses all property within
the Town. The purpose of the WCOD is to provide for safe and appropriate siting of
wireless communications facilities while minimizing the visual impacts from such facilities.
Within the overlay district, wireless equipment may be placed on any appropriate existing
structure, including a permitted monopole, following minor site plan approval by the
Planning Board. Equipment may also be placed upon or inside existing buildings or
structures, including water tanks and towers, church spires, and electrical transmission
lines. The wireless equipment height cannot exceed two (2) feet above the height of the
existing structure or building, although the height limitation may be waived by the
Planning Board. To the extent feasible, service providers are required to co-locate
equipment on a single facility, and all structures associated with WCFs shall be removed
within one year of cessation of use. New freestanding communications facilities must be
located on a monopole designed to accommodate other users. Monopoles cannot be higher
than 100 feet above mean finished ground elevation, except where co-location is planned
and approved, in which case 140 feet above mean ground elevation is acceptable. Lattice
towers are not allowed.

SEWER DISTRICT (SD)
The Sewer District delineates the portion of the Town where sewer service is currently
provided or is planned. This section of the bylaw is also intended to regulate sewer
connections and use within the area. Within the Sewer District, all residential or
commercial structures constructed after the zoning section’s effective date of May 2, 2005
that have legal access to the municipal sewer must connect prior to use or occupancy. All
existing single-family residences in the district are allowed access to the municipal sewer
system. Any single-family residence existing in May 2005 which is outside the Sewer
District but directly abutting a parcel within the Sewer District may be allowed access to
the municipal sewer system through demonstrated hardship with the permission of the
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Board of Public Works. No other properties outside the Sewer District are entitled to
access the municipal sewer system.

MIXED USE OVERLAY DISTRICT (MUOD)
The Mixed Use Overlay District allows the Planning Board to issue a Special Permit in the
Commercial and Industrial districts on sites of five (5) acres or more. The bylaw is intended
to create mixed commercial, residential and open space areas, and to encourage pedestrian
activity by creating a pleasant environment for pedestrians; provide opportunities for
retail services, housing and employment in close proximity; and encourage the sharing of
parking lots and driveway curb cuts, thereby minimizing the amount of paved parking
surface area, and reducing traffic congestion. Currently, the only designated MUOD is the
former Pepperell Paper Mill site north of Route 113 on the western bank of the Nashua
River.
Most uses permitted in a Commercial district are eligible for consideration as part of a
Mixed Use District project, including multi-family dwellings, municipal facilities, above- and
below-ground utilities, and parking facilities. Uses may be commingled into a single
structure or structures, along with other eligible uses, or they may be located in separate
structures on the site. Business professional offices or retail uses must comprise a
minimum of 10% of the floor area in a Mixed Use Development. Several uses normally
allowed in the Commercial or Industrial districts are prohibited from the MUOD, including
car washes and motor vehicle repair.
Any MUD project that results in the creation of ten (10) or more residential units must
designate at least 10% of the units as affordable, in accordance with the State’s criteria for
listing on the subsidized housing inventory (SHI). Furthermore, the bylaw states a
preference that the affordable housing component be proposed under the Local Initiative
Program (LIP), also known as a “friendly 40B” which is created through a partnership with
the Town, developer and the State subsidizing agency. Alternatively, a developer may
provide fees-in-lieu of the construction of affordable units.
The minimum lot frontage in the MUOD is 100 feet, and the minimum front yard is 30 feet.
The maximum building height allowed in the district is 60 feet, and the maximum lot
coverage is 70%.

REGULATIONS FOR FLOOD HAZARD AREAS AND FLOODPLAINS
Nearly every community in the Commonwealth addresses floodplain regulation through
the zoning bylaw. There are no flood control works on the rivers and streams in the Town
of Pepperell. The dams on the Nashua and Nissitissit Rivers offer no flood protection. In
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1974, Pepperell entered the National Flood Insurance Program, making residents eligible
to buy subsidized flood insurance. As a result, a floodway regulation was enacted as part of
the Town Code, rather than through the Zoning Bylaw. This regulation addresses
encroachment, including fill, new construction, and substantial improvements to existing
structures. It also prohibits building in the floodway unless certification by a registered
professional civil engineer is provided to the Building Inspector by the applicant,
demonstrating that such encroachment shall not result in any increase in flood levels
within the community. Pepperell would benefit from updating and strengthening the
current bylaw and integrating it into the zoning regulations.
Pepperell’s Subdivision regulations require that surface water drainage be designed to
accommodate a twenty-five year storm, and that culverts be designed to handle a fifty-year
storm, with consideration given to avoidance of damage for a one-hundred year storm. The
regulations also require that stormwater management systems be designed in accordance
with Massachusetts Department of Environmental Protection’s (DEP) Stormwater Manual.
The DEP document is currently being revised to reflect new requirements outlined in the
Massachusetts MS4 Permit that went into effect on July 1, 2018. The Town should consider
whether the requirements currently outlined in the subdivision regulations need to be
modified in order to address the impacts of climate change. In addition, the subdivision
regulations should be updated in accordance with the new MS4 permit and to reflect the
updated DEP Stormwater Manual, once it becomes available.

ZONING FOR RENEWABLE ENERGY
Wind Energy Systems
Section 6300 of the zoning bylaw regulates the construction and operation of small wind
energy facilities. The bylaw applies to all free-standing and non-free-standing small wind
energy systems with no greater than 60 kilowatts of rated nameplate capacity, and
provides standards for the placement, design, construction, monitoring, modification, and
removal of such facilities. Non-free-standing small wind energy systems are allowed byright in all zoning districts, while free-standing small wind energy systems are allowed by
Special Permit from the Planning Board in all zoning districts.
Non-free-standing small wind energy systems attached to a structure require a building
permit from the Building Inspector. Free-standing small wind energy systems require a
Special Permit from the Planning Board, and the Planning Board may waive strict
compliance with the requirements of the bylaw. A wind monitor or meteorological tower
for measuring and analytical purposes requires a building permit from the Building
Inspector and may be valid for one (1) year, although the Building Inspector may grant an
extension of up to one (1) year.
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Free-standing small wind energy systems must be set back a distance equal to the height of
the tower from the property line, inhabited neighboring structures, roads, right of ways, or
utility lines. Free-standing wind energy systems cannot exceed 140 feet in height. Nonfree-standing small wind energy systems cannot exceed the building height, except in the
Urban Residence and Commercial districts, where the maximum height may be expanded
with a Special Permit from the Planning Board. Design standards are also set forth in the
bylaw for color, finish, lighting and signage. Safety and environmental standards are
established in the bylaw to address fall zones, prevention of unauthorized access, noise,
lighting, shadow/flicker, land clearing, monitoring, maintenance, abandonment and
decommissioning.
Solar Energy
Municipalities may not prohibit or unreasonably regulate the installation of solar energy
systems. Under Massachusetts General Law Chapter 40A Section 3, municipalities may
regulate solar energy systems to protect the public health, safety, or welfare, including
through zoning bylaws. This includes regulating height, setbacks from property lines,
security requirements, shading, minimum lot size, and performance bond requirements.
Municipalities may also use zoning to encourage the siting of solar energy facilities. This
includes regulations that preserve solar access with standards relative to building height
regulation, orientation of buildings and streets, and requirements for planting and pruning
that optimize exposure to the sun. In October 2019, Town Meeting approved a solar zoning
bylaw that is consistent with the Massachusetts Department of Energy Resources model.
The bylaw requires a special permit from the Planning Board for large installations.
The Town of Pepperell has chosen to participate in the SolSmart program in partnership
with the Northern Middlesex Council of Governments. SolSmart is a national designation
program recognizing cities, counties, and towns that foster the development of mature
local solar markets. The Solar Foundation and a team of consultants with expertise in solar
energy and local government lead this U.S. Department of Energy program. The program
staff works with local communities to reduce barriers to solar energy deployment through
permit streamlining, zoning and public education. Through this program, communities
may receive a bronze, silver or gold designation and are given national recognition for their
work.
Pepperell has worked with the NMCOG staff on the designation process, and has made
significant progress. To receive its SolSmart bronze designation, Pepperell will need to
submit the solar zoning bylaw established last fall to the Solar Foundation, along with other
data and documentation.
39 | P a g e

Pepperell has expressed an interest in developing a large-scale solar energy facility on the
former landfill located on Boynton Street. Such an initiative at the landfill would restore a
contaminated and inactive property to a productive and environmentally improved
condition. There are a number of issues that will need to be addressed in order for this
particular project to move forward, including the capping of the landfill and correcting
capacity issues relative to National Grid’s distribution infrastructure in the area.

DEVELOPMENT STANDARDS
Pepperell has adopted development standards or requirements that govern site design,
parking and loading, environmental standards, landscaping, and signage. The site plan
review process and development standards are outlined in the following narrative.
Site Plan Review
The Massachusetts Zoning Act does not specifically authorize site plan review, but the
courts have upheld it as a valid exercise of zoning authority and most communities have
some type of site plan review procedure. Site plan review is an important component of
land use regulation because it creates a mechanism for reviewing development plans that
are likely to have a noticeable impact on the surrounding land uses, natural resources and
traffic. Site plan review also provides a mechanism for placing reasonable conditions on
projects prior to the issuance of a building permit. However, it does not create the
authority to disapprove uses that are permitted by-right. Unlike a subdivision plan or
Special Permit, an approved site plan does not “grandfather” any zoning rights.
Pepperell requires a site plan review for nearly all development projects other than single
and two-family dwellings. In approving or disapproving a site plan, the following issues are
considered: landscaping, open space, signage, parking, utilities, outdoor lighting, screening,
and overall compliance with the standards set forth in the zoning bylaw. Site plan approval
lapses after one year from the approval date, if substantial use has not commenced, except
for good cause.
Landscaping
Landscaping plans are an important component of the overall development plan and are
required by Pepperell as part of the site plan review process for major site plans.
Pepperell’s major site plan requirements include five separate plans, including a “Utility
and landscaping plan” and a separate “Landscaping plan” showing existing tree lines, all
proposed landscape features and improvements, including screening, planting areas (with
size and type of stock for each shrub or tree), and proposed erosion control measures.
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Parking and Loading
Pepperell’s zoning bylaw sets minimum parking and loading standards for various land
uses. For single-family, two-family and multi-family dwellings, two (2) spaces are required
per dwelling unit, plus one (1) space for each nonresident employee in cases where there is
a permitted home occupation. In addition, for multi-family dwellings, one (1) space for
every four (4) units is required for visitor parking. Parking requirements for commercial
and industrial uses are detailed in the bylaw, generally based on the size, number of
employees or occupancy of the specific use.
Shared parking areas for two (2) or more uses may be provided in combined facilities
where it is demonstrated that parking will continue to be available for all of the uses, and
where the parking provided satisfies the zoning bylaw’s requirements for each of the uses
combined. A traffic engineer must conduct a parking survey. Common parking areas
require the following:
 the parking is within 500 feet of the premises and has excess capacity during all or
part of the day;
 a contract or suitable legal instrument detailing the shared parking is filed with the
permit application;
 the reduction in area required for parking may need to be reserved in landscaped
open space; and
 the property owners are responsible for parking if the joint parking arrangement
ends.
The zoning bylaw also contains parking design standards related to the dimensions of
parking stalls, curb cuts, and emergency vehicle accommodations.
In addition to parking, buildings that require the delivery or shipment of materials must
have bays and suitable maneuvering space for off-street loading of vehicles. The number of
bays required is set forth in the zoning bylaw, beginning with one bay for buildings with
20,000 to 50,000 square feet, while four bays are required for large projects of 150,000 to
300,000 square feet. Loading facilities are to be located in areas separate from customer
parking and require screening, as described in the bylaw.
Signage and Outdoor Lighting
Section 5300 of the zoning bylaw addresses signage within specific zoning districts. All
lighted signs, and unlighted signs larger than one square foot, require a sign permit from
the Building Commissioner in order to be erected, enlarged or altered. In residential
districts, signs up to six square feet are allowed for permitted non-residential uses, and
illuminated signs must meet the special requirements for outdoor lighting. In the
Commercial and Industrial districts, up to two freestanding signs totaling up to 40 square
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feet may be permitted, as well as signs painted on or attached flat on walls of buildings not
exceeding 10% of the wall to which they are affixed. Illuminated signs must meet the
special requirements for outdoor lighting. In all districts, moving, animated and flashing
signs are prohibited, except in the case of barber poles up to 18 inches in height. Signs
cannot be located within 25 feet of intersecting streets. No part of any sign may be located
more than 20 feet above ground level or exceed the height of the building. Sandwich signs
are also prohibited. Signs relating to non-profit organizations or activities within Pepperell
are allowed on town property only in areas designated by the Select Board.
Outdoor lighting devices, including but not limited to signs, must employ only lights that
emit a constant intensity. No lighting device may be placed so that its illumination is
directed or beamed onto a public street, highway, sidewalk or adjacent premises, so as to
cause glare or reflection that may constitute a traffic hazard or other nuisance. Lighting
may not be erected in a way that obstructs traffic sight lines for drivers or pedestrians.

LAND USE AND COMMUNITY DESIGN CONSIDERATIONS FOR
AN AGING POPULATION
As outlined in the “Achieving Healthy Living for Older Adults” chapter incorporated in the
Pepperell Open Space and Recreation Plan, there is no “one size fits all” approach to
community design that will meet the needs of all older adults. While the Town’s
demographic is changing rapidly, the built environment tends to change slowly and
incrementally. As people age, the built environment becomes increasingly important in
their day-to-day lives. An older person’s daily travel radius begins to shrink, and if this
person has diminished physical capacity, barriers within the built environment further
inhibit the travel radius. The separation of land uses into residential and commercial
districts has made life particularly challenging for these individuals. Allowing for mixed
land uses is one step in transforming a community in such a way that older adults can
choose to bike, walk, use a wheelchair or other assistive device to access basic services.
Older adults overwhelmingly prefer to “age-in-place” by staying in their homes or
community. Access to services, transportation, open space, and amenities is in demand. To
address the needs of its senior citizens, the Town needs to consider the thoughtful
placement and planning of housing and amenities for all age groups.
The Town could modify its Site Plan Review and Subdivision Regulations to ensure that
proposed projects provide safe access and internal circulation for older adults. The
Americans with Disabilities Act (ADA) sets standards for physical accessibility of buildings
and spaces that must be met by most public and commercial projects. However, there are
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no such standards for private residential projects. Modifications to residential design that
would serve to make a project aging friendly include the following:
 At least one zero-step entrance (e.g., making sure the front door is at ground level);
 Doors and hallways with at 32 inches of clear passable width; and
 A ground floor bathroom that is accessible by wheel chair.
To address the needs of older adults, Site Plan Review can also include improvements to
site layout, sidewalks (including ramps and tactile strips), bicycle accommodations and
pedestrian amenities, such as benches for resting and street trees to provide shade. While
some communities have provided flat benches without backs and “walls” designed for
sitting in public spaces, benches with backs are most appropriate for older adults.
Sidewalks should have a minimum 4-6 foot pedestrian clearway (the area in which a
person is free to move without obstacles such as signs and utility poles). Studies show that
vehicle-pedestrian traffic accidents are more than twice as likely to occur in places without
sidewalks, and more than 40 percent of pedestrian fatalities occur where no crosswalk is
available.1
Approximately 14% of people over age 65 experience some vision issues. This increases to
23% for those over age 85.2 These vision issues lead to a need for better lighting in dark
situations, increased sensitivity to glare, and decreased perception of contrast. New
construction can be designed to assist in mitigating these challenges by providing a large
number of less powerful lighting fixtures, rather than a small number of very powerful
fixtures. In addition, fixtures should be placed and focused so as to minimize glare.
Changes in level, such as from a parking lot to a walkway, should be highlighted with
contrasting colors and large print. To meet the needs of older drivers, site plan review
should encourage logical parking lot configurations with directional arrows and high
contract signs with large lettering. Walkways for pedestrians should be protected from
vehicle traffic with well-marked, visible crosswalks. Benches or other resting areas should
also be provided within the site.
The Town’s Housing Production Plan, completed in 2014, contains a number of planning
recommendations that benefit healthy community planning, including consideration of
inclusionary zoning, Smart Growth Overlay zoning, and mixed use development. Mixed use
development that allows destinations to be located in proximity to housing is one of the
most effective strategies for promoting healthy aging.

Ten Principles for Building Healthy Places, Urban Land Institute, 2013.
Older Americans, 2012: Key Indicators of Well-being, Federal Interagency Forum on Aging Related Statistics,
2012
1
2
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PUBLIC INPUT
The Master Plan Committee distributed a written and online survey to residents as a means
of gathering public input and received 525 responses. The land-use-related input
generated from the survey are summarized below:
 82% of the respondents choose to live in Pepperell for the rural setting and
community character, while 23.5% appreciate the town location relative to
employment;
 When asked to identify the three most critical issues facing Pepperell over the next
ten years, the proposed reclamation project at 161 Nashua Road, the need to attract
economic development, overdevelopment, the need for affordable housing and
senior housing, maintaining rural character, and natural resource protection were
among the top ten responses;
 Over 50% of the respondents indicated that it is very important or extremely
important for the Town to establish the following as priorities:
o Creating additional opportunities for small scale/neighborhood-style
business establishments;
o Encouraging more intense economic development in strategic locations;
o Creating design guidelines for new development;
o Adopting additional energy and renewable energy initiatives, such as solar;
o Protecting additional agricultural lands;
o Protecting historic resources and structures; and
o Taking steps to address the impacts of climate change.
The first public Visioning Session was held on April 19, 2018 at the Lawrence Library. The
purpose of the session was to provide an overview of the Master Plan process, discuss
future opportunities for public involvement, and complete a Strengths, Weaknesses,
Opportunities and Threats (SWOT) analysis. Thirty-seven participants attended the
session and identified the following land use related items:
Strengths
 Open space and rural character
 Conservation land
 Small town feel
 Agriculture
 Historic buildings
Weaknesses
 Lack of senior and over-55 housing
 Lack of affordable housing
 Odd-shaped lots
 Empty storefronts
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Lack of protective measures for water quality and historic and cultural resources
Lack of planning for climate change
Lack of employment opportunities
Lack of destination locations
Vacant mill site
Outdated zoning and development regulations

Opportunities
 Redevelopment of the Peter Fitzpatrick School
 Setting a preservation target for open space
 Redevelopment of the mill site
 Community farming
 Solar and renewable energy and storage
 Preserving dark skies
 Remaining a small town
 Façade improvements in Railroad Square
 Art galleries on Main Street
 Farm-to-table program
Threats
 Overdevelopment/loss of resources
 Climate change
 Lack of historic preservation
 Gentrification
 Aging population
 Shortage of farm land
 Business/retail vacancies
A second public Visioning Session focusing on Land Use, Housing and Economic
Development was held on September 13, 2018 at the Albert Harris Center. The program
for the session included a discussion whereby participants provided responses to ten
discussion questions posed by NMCOG staff who facilitated the session. Following the
discussion, a breakout session and mapping exercise was conducted. The responses to the
land-use-related discussion questions are summarized below:
Question 1. What changes are needed to refine and modernize Pepperell’s land use
policies and regulations?
Response summary:
 The zoning uses need to be re-evaluated across town
45 | P a g e







Development should be more concentrated and higher density housing should be
allowed in some areas, such as the downtown
The floodplain regulations should be revised and enforced
Zoning changes should be undertaken in a way that protects water resources
Better zoning is needed to promote renewable energy
Development regulations should better address light pollution

Question 2. Are there locations in Town with obvious land use conflicts?
Response summary:
 Along Route 119 where development is located in the floodplain
 161 Nashua Road
 Need buffering between residential and commercial areas
 106 Brookline Street
 Right-to-farm bylaw should be revisited to avoid conflicts in residential areas
Question 3. Should Pepperell continue to require large lot zoning (2 acres) for most
residential development or are there locations where higher density development
should be allowed?
Response summary:
 Main Street (and adjacent side streets) is appropriate for higher density development,
such as cluster, mixed-use and residential over retail
 Park Street should be included in a downtown overlay district
Question 4. What steps can the Town take to improve the downtown/Railroad
Square area?
Response summary:
 Historic resources should be protected
 Building facades should be restored/improved
 Address traffic flow and walkability
 Improve streetscape and the public realm (benches, sidewalks, lighting)
 Install wayfinding signs
During the breakout portion of the Visioning Session, participants identified the Main
Street (Route 113)/Railroad Square area as an appropriate location for multi-family
housing. This area was also identified as being suitable for potential business
development, along with locations along Route 111. Visioning Session participants were
asked to identify the types of businesses that are appropriate in these areas. Many
responses focused on outdoor recreation establishments (kayaking, cross-country skiing,
fishing, and ecotourism), fitness facilities, retail establishments (health food store, bakery,
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restaurant, microbrewery, butcher, fish market, clothing store, gift shop, deli, etc.),
entertainment/cultural enterprises (art gallery, movie theater, music venues, craft stores,
bookstore, antique shop, etc.), and agricultural related businesses (farm-to-table
restaurants, year-round farmers market, a commercial kitchen, etc.). Most respondents
indicated that big box stores, marijuana dispensaries, car dealerships, large manufacturing
facilities, and fast food restaurants should be discouraged.

ISSUES AND OPPORTUNITIES
Pepperell’s zoning bylaw needs to be updated, as it has not been significantly reviewed and
rewritten in several years. Going forward, the Master Plan Committee recommends that the
zoning bylaw and subdivision regulations be comprehensively reviewed every five (5)
years. Many sections of the current regulations lack clarity or appropriate standards and
guidelines. Most of the town is zoned for large-lot single-family residences. As discussed
during the Pepperell Master Plan process, recent trends in demographics and lifestyles are
prompting an increased demand for alternatives to low density, single-family detached
housing. These trends include the following:






decreasing household size;
an increase in the number of single-parent households and nontraditional families;
an increase in the numbers of persons living alone;
a greater awareness of the social, economic and environmental costs of sprawl; and
high land and building costs.

Based on the input received during the Visioning Sessions, Pepperell residents appear
interested in reducing their dependence on the automobile, and would like to see more
alternative types of housing, particularly attractive higher-density housing opportunities
that satisfy the desires of current homebuyers. A range of housing types would make it
possible for senior citizens to stay in their neighborhoods, young people to afford their first
homes, and families at all stages to find a safe, attractive home that they can afford.
Development that incorporates compact design, higher density, and key community design
factors, would contribute positively to the character of the town. It would also reduce
energy use, air pollution, land consumption and the disturbance of natural features.
Furthermore, it is likely to enhance the sense of community through increased interaction
among residents.
The Master Plan Committee has concluded that compact residential development can be
combined with appropriately-scaled retail and commercial activities, providing residents
with convenient services that do not necessarily require automobile use. Design standards
for this type of development should consider compatibility with adjacent land uses,
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amenities for residents, walkability, and the provision of nearby services. During the
second Visioning Session, participants identified locations around Railroad Square/Route
113 as being suitable for multi-family housing, as well as for future business development.
Locations along Route 111 were also identified as appropriate for additional business
development.
A zoning amendment will be needed to accommodate compact development or to
incorporate alternative residential uses into an existing district. Amendments to the
subdivision regulations should also be adopted to ensure appropriate design standards in
higher density residential and mixed-use areas, along with ensuring that all information
required to review such development plans is specified in the plan submission requirements.
Railroad Square, like many historic neighborhoods that pre-date zoning, has a traditional
development pattern as demonstrated by its unique setbacks, scale and mixed uses. Uses
and dimensions that existed prior to enactment of zoning are not allowed under Pepperell’s
current zoning bylaw. Presently, Pepperell’s regulations force the creation of homogenous
neighborhoods that lack the interest and amenities of older village centers. The Master
Plan Committee recommends that the zoning within the Railroad Square/Main Street
corridor be re-examined and modified to support the historic development patterns that
presently exist; allow for additional mixed uses; and protect valued historic resources,
streetscapes, facades and landscapes. Consideration should be given to creating a Village
Center zoning district in this area.
A Village Center zone allows for mixed-use development with a set of uses (retail,
residential and office) and dimensional requirements that are more consistent with
nineteenth and early twentieth century villages than is allowed by current zoning. Village
Center zoning is often established through an overlay district, and typically requires that
new construction have minimal front setbacks so that all buildings are at or near the edge
of sidewalk. Village Center zoning can be instrumental in allowing for a variety of housing
options and new opportunities for businesses, thereby enhancing the vitality of the area.
This work should be coordinated among the Planning Board, Historical Commission and
the Economic Development Committee.
The Open Space Residential Development bylaw should be modified to provide additional
clarity, allow for smaller lot sizes for the residential portion of the project, and to better
accommodate the location of open space and habitat areas in a way that maximizes their
ecological value. Additional standards should be added to the bylaw to ensure the
connectivity of wildlife habitat, require use of native plant materials, and to address low
impact development techniques, where possible. The Planning Board should consider
requiring that OSRD be mandatory for all subdivisions over a certain size threshold.
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While the Pepperell Zoning Map shows the boundaries of the Sewer District, and elements
of the zoning bylaw are structured so that there are different requirements for projects
located within and outside of the Sewer District, there does not seem to be a rationale for
this regulatory approach. The Planning Board should examine this aspect of the bylaw and
zoning map to determine whether there is value in having separate requirements, given
that new septic technology is highly effective and efficient.
The Master Plan Advisory Committee has environmental concerns about expanding the
sewer district beyond its current boundaries. Sewer systems require energy to pump
water throughout the system and use chemicals to treat the water. There are also issues as
to how the treated effluent may impact the river, in that it could increase the bacteria
content or add other seemingly neutral substances to the water that nonetheless alter its
ecology. By contrast, properly installed septic systems adequately treat waste without
using energy for pumping or chemicals to treat the water. A significant concern in an era of
climate change and drought is that treatment of sewage sends water out of the watershed
rather than recharging local aquifers to maintain drinking water supplies and instream
capacity of rivers and streams in town. Technology is available to install on-site wastewater
treatment systems that will protect the public health and meet water quality standards, if
properly managed and maintained.
There is a need to review and examine permitted uses across the town, as well as the uses
allowed within each district. Opportunities to create additional commercial zones in the
Main Street (Route 113)/Railroad Square and along Route 111 should also be further
examined. In addition, the Main Street/Railroad Square area is also an appropriate
location for multi-family housing and mixed-use development. The concept of allowing
mixed-use development in the Hollis Street/Brookline Street area was recommended in the
previous Master Plan and should be re-examined. In addition, there may be opportunities
for small-scale neighborhood-style commercial development on Park Street through the
adaptive reuse of existing large residences.
The public input process demonstrated that there is interest in updating the use table
within the Zoning Bylaw, to ensure that outdoor recreation establishments, a wide range of
appropriately-sized retail establishments, entertainment/cultural enterprises (art gallery,
movie theater, music venues, craft stores, bookstores, antique shops, etc.), and agricultural
related businesses (farm-to-table restaurants, year-round farmers market, a commercial
kitchen, etc.) are clearly allowed within the commercial districts. As currently written, the
zoning bylaw does not have minimum lot size requirements for commercial or industrial
areas. This should be addressed in the rewriting of the bylaw. It is also noted that some of
the uses presently allowed in the downtown area seem inappropriate, such as contractor
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yards and self-storage facilities. These types of uses, along with light manufacturing should
be allowed in the industrial district rather than the commercial district.
The zoning bylaw should be restructured to discourage big box stores, car dealerships,
large manufacturing facilities, and fast food restaurants. In addition, the issue of adult
entertainment has not been addressed within the zoning bylaw, in that there is no
identified adult entertainment zone. This means that such an establishment could be
located anywhere within the town.
Pepperell has not made significant progress in achieving the 10% goal for affordable
housing established by the Department of Housing and Community Development (DHCD).
To reduce the threat of unwanted, large-scale comprehensive permit projects (40Bs), the
Town needs to be more proactive in accommodating a broader mix of housing styles in
appropriate locations. The Master Plan Advisory Committee recommends that the Town
consider adopting an inclusionary zoning bylaw. Inclusionary Zoning is a popular tool used
by local governments across the country to leverage private development for the creation
of affordable housing. While such bylaws can take many forms, a common structure is to
require a percentage of units in a private development be rented or sold at affordable levels
to low- and moderate-income households (usually households at or below 80% of the Area
Median Income, AMI). Such units are eligible for inclusion on the DHCD subsidized housing
inventory (SHI) and allow the town to make progress toward reaching its 10% goal. Mass
Housing Partnership (MHP) works with local communities in designing an inclusionary
zoning bylaw that best meets the needs and desires of the town’s residents.
During the public input process, many residents commented on the need for better design
standards for new development. While the Pepperell Planning Board has created some
design guidance, it is unclear whether it was intended to be applied only in the downtown
area or town-wide. As part of future revisions to the zoning bylaw, the Planning Board
should address the need for improved design standards or guidelines, particularly in the
historic areas of town. Design standards and design guidelines are distinctly different tools
and serve different purposes. Design standards are objective, quantitative measures of
design attributes, and include numbers, dimensions, and precise prescriptive wording that
results in a narrow range of outcomes. Design guidelines are flexible, qualitative measures
of design attributes. They rely on descriptive language and words such as “should” or
“may” that allow for a wide range of outcomes. Many communities use both, depending on
the district or land uses to which design review is applied.
Any enhanced design review process established in Pepperell should consider scale,
topography, architecture, landscaping, dark-sky friendly lighting, signage and the
proximity, character and orientation of existing structures. It should ensure that every
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proposal positively enhances the public realm, including pedestrian circulation and public
spaces. It should also allow for innovative and imaginative design solutions for a particular
site, by engaging with the proponent early on in the design process, and focusing on the
aspects of the proposed development that help build a streetscape, neighborhood or
district.
Generally, an effective design review process is one that uses a collaborative approach for
project design and approval. A design review process should not be structured as a
mechanism for stopping or limiting development but rather for enhancing the quality of
future development. Design review will allow the Town to better achieve its goals for
economic development, while protecting its environmental assets, strengthening its
neighborhoods, and enhancing the overall image of the town.
The Town should establish municipal policies that encourage healthy community design
elements. Such elements include the installation of pedestrian benches, water fountains,
street trees, public restrooms, and bicycle racks at municipal properties and within the
downtown. The Town should also encourage developers to include such elements in the
design of large residential and commercial projects.
The population of Pepperell is aging. To address the needs of its older residents, the Town
must consider the design, placement and planning of housing and amenities. The
Americans with Disabilities Act (ADA) sets standards for physical accessibility of buildings
and spaces that must be met by most public and commercial projects. However, there are
no such standards for private residential projects. While the Master Plan Committee has
decided the Town should not modify site plan requirements for private residential projects
by making these standards mandatory, there should be informational materials provided to
residents and developers regarding residential design elements that would make a project
aging-friendly include the following:
 At least one zero-step entrance (e.g., making sure the front door is at ground level);
 Doors and hallways with at least 32 inches of clear passable width; and
 A ground floor bathroom that is accessible by wheel chair.
The reuse of the Peter Fitzpatrick School is a priority for the community and is now under
study. The zoning for the property should be reassessed to determine whether adaptive
reuse needs to be better addressed through changes in zoning. Many communities have
put Adaptive Reuse Zoning in place to provide new life for vacant and underutilized
structures. This could be accomplished by amending the existing zoning bylaw to expand
the allowed uses or allowed densities in order to provide new opportunities for reuse, or
through the creation of an overlay district. The zoning changes could provide flexibility in
use, dimensional requirements, and parking requirements to help facilitate a future reuse
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proposal. Any zoning bylaw changes must ensure that new uses are compatible with
nearby existing uses, and should contain language for site plan review and design
guidelines that preserves the character-defining features of the building. Framingham,
Reading, and Peabody are examples of communities in Massachusetts that adopted zoning
revisions to promote the adaptive reuse of former school properties.
Agricultural preservation is a high priority for Pepperell. Under MGL 40A, municipalities
are not permitted to create zoning districts with agriculture as an exclusive use. However,
Pepperell has already taken several positive actions to accommodate farming practices
within the community. The town has adopted a Right-to-Farm bylaw and formed an
Agricultural Advisory Commission. The Right-to-Farm bylaw applies to commercial
farming and agricultural activities, and allows accepted practices to be carried out within
the town. The Agricultural Advisory Commission can act as a mediator when there is a
dispute regarding an agricultural practice or issue. Pepperell should make modifications to
its zoning bylaw to further support agricultural enterprises. The modifications could
include allowing farm retail sales in residential districts, and allowing farm co-ops,
community kitchens, farm-to-table restaurants, and food processing facilities (up to a
certain size) by right.
The National Flood Insurance Program (NFIP) is a voluntary Federal program enabling
property owners in participating communities to purchase insurance against flood losses in
exchange for adopting and enforcing regulations that reduce future flood damage. A
community must adopt and enforce floodplain management regulations based on data
provided by FEMA; these include floodplain boundaries, base flood elevations, FIRM zones
and floodway boundaries shown on current Flood Boundary Floodway Maps and/or in a
Flood Insurance Study.
A participating community’s floodplain management regulations must meet or exceed the
NFIP minimum requirements. By participating in the program, the Town has made a
commitment to the following:
 1. Issue or deny floodplain development/building permits;
 2. Inspect all development to assure compliance with the local bylaw
 3. Maintain records of floodplain development
 4. Help residents obtain information on flood hazards, floodplain map data,
flood insurance and proper construction measures.
While FEMA has minimum floodplain management standards for participation in the
program, adopting higher standards will lead to stronger and more resilient communities,
particularly when confronted with the likely future impacts of climate change. For example,
Pepperell could pursue certification through the Community Rating System (CRS), which
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provides a discount in flood insurance premiums for properties in communities that
implement floodplain management programs that exceed minimum NFIP requirements.
The Town should consider allowing for Low Impact Development (LID) in its future
development regulations. LID is an approach to environmentally-friendly land use
development that includes landscaping and design techniques that maintain the natural,
pre-developed ability of the land to manage rainfall. This is achieved by applying a suite of
tools including the following:
 Preserving the site’s natural features such as wetlands, native vegetation,
floodplains, woodlands and soils to the greatest extent possible;
 Planting native vegetation in buffer strips and in rain gardens;
 Using vegetated areas to slow runoff, maximizing infiltration and reducing contact
with paved surfaces; and
 Reducing impervious surface wherever possible through alternative street design
and through the use of shared parking.
The work already undertaken with NMCOG through the SolSmart program identified the
impediments to the implementation of renewable energy systems in Pepperell; these can
be addressed through resident and business education, improvements to the permitting
process, and zoning. Given that Pepperell Town Meeting approved a new solar bylaw in
October 2019, the Town should complete the SolSmart designation process.
Pepperell is interested in developing a large-scale solar energy facility on the former
municipal landfill located on Boynton Street. Such an initiative would restore a
contaminated and inactive property to a productive and environmentally-improved
condition.
New technologies have produced lighting that is extremely powerful, and if improperly
installed, may create problems of excessive glare or light trespass, and result in higher
energy use. Excessive glare can be annoying and may create safety concerns. Light
trespass reduces a resident's privacy and can interfere with sleep. Higher energy use
results in increased costs and negatively impacts the environment. In Pepperell, there is a
need to update and modify the Town’s lighting regulations, in order to manage new
technologies, address energy efficiency, and to protect the Town's character and the
environment.
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RECOMMENDATIONS
2.1 - Update and revise the Town’s Zoning Bylaw to provide clarity and consistency,
update uses, and add appropriate design standards, guidelines and performance
standards, including updated standards for landscaping, lighting and signage.
2.2 - Conduct a comprehensive review of the town’s Zoning Bylaw and
development regulations every five years.
2.3 - Re-examine the concept of allowing mixed-use development in the Hollis
Street/Brookline Street area, as outlined in the previous Master Plan. Explore
opportunities for small-scale neighborhood-style commercial development in Park
Street, through adaptive reuse of large residences.
2.4 - Establish minimum lot size requirements for the commercial and industrial
districts.
2.5 - Rework the table of uses within the Zoning Bylaw to eliminate inappropriate
uses, such as allowing self-storage units and contractor yards in the downtown, and
to add uses that achieve the goals of the Master Plan, including better
accommodation of agriculture-related businesses, entertainment, arts and cultural
uses, and a wide range of appropriately sized retail uses.
2.6 - Modify the zoning in Railroad Square and along the downtown portion of Main
Street to be consistent with the historic development pattern, allowing for mixed
uses and utilizing standards that protect historic resources. Consideration should
be given to creating a Village Center zoning district in this area and examining the
feasibility of form-based code3.
2.7 - Revise the Zoning Bylaw to discourage undesired uses, such as big box retail,
car dealerships, fast food restaurants, and large manufacturing facilities. Address
the lack of regulations for adult entertainment establishments to ensure that such
an establishment is not sited in a residential neighborhood, near a school, or other
inappropriate location.
2.8 - Revise the Open Space Residential Development Bylaw (OSRD) to provide
additional clarity, allow for smaller lot sizes for the residential portion of a project,
A Form-Based Code is a means of regulating land development to achieve a specific urban form. Form-Based
Codes stress predictable built results and a high-quality public realm by using physical form as the organizing
principle, rather than focusing on allowed land uses and conventional zoning regulations.
3
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and ensure that the open space and habitat areas are located in a location that
provides the greatest ecological impact. Use of native plant materials should be
required, along with low impact development techniques, where possible.
Consider requiring mandatory OSRD for all subdivisions over a certain size
threshold.
2.9 - Reaffirm the 2006 Master Plan recommendation to “restrict Sewer District
expansion to designated areas with minimal natural resources”, which was
intended to protect water resources and focus development where increased
density is desired.
2.10 - Consider the adoption of an inclusionary zoning bylaw, as recommended in
the Town’s Housing Production Plan, for multi-family projects and single-family
subdivisions over a certain size threshold. Utilize technical assistance provided by
Mass Housing Partnership (MHP) to develop the bylaw.
2.11 - Consider adopting a Low Impact Development (LID) bylaw for managing
stormwater on site and assisting the Town in meeting the requirements of the new
EPA MS4 permit.
2.12 - Address the need for improved design standards or guidelines to help the
Town achieve its economic development goals, while protecting its environmental
assets, strengthening its neighborhoods, preserving its historic resources, and
enhancing its overall appearance and image.
2.13 - Establish municipal policies that encourage healthy community design, such
as the installation of benches, street trees and bicycle racks at municipal properties
and in downtown, following the recommendations laid out in the Healthy Chapter
of the Open Space and Recreation Plan. Encourage private developers to
incorporate similar design elements within their project designs.
2.14- Provide information to private developers and prospective homebuyers on the
age-friendly residential design features.
2.15 - Continue to pursue redevelopment of the Peter Fitzpatrick School. Reassess
the zoning for the property to determine whether adaptive reuse could be better
accommodated with certain zoning changes in place.
2.16 - Improve and strengthen the town’s Floodplain Management bylaw and move
the bylaw from the Town Code to the Zoning Bylaw. Consider participating in the
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Community Rating System (CRS) as a means of addressing the future impacts of
climate change and of lowering flood insurance premiums for residents.
2.17 - Address impediments to solar energy development, as identified through the
SolSmart initiative. Complete the SolSmart designation process.
2.18 - Review the Town’s existing lighting regulations and requirements, and update
the standards to reflect new lighting technologies, require full cut-off lighting,
minimize energy use, and reduce light pollution.
2.19 - Establish site development requirements and guidelines to incorporate
sustainable landscape design and green infrastructure.
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3. ECONOMIC DEVELOPMENT
INTRODUCTION
The Economic Development section of the Pepperell
Master Plan focuses on those elements that energize a
community in *terms of generating financial support for
the municipal services that local government provides
its citizens. Economic development largely defines a
community in terms of its overall health, economy and
business activities. Therefore, it includes a number of
elements – housing, transportation, job creation,
business development, land conservation and land use.
An effective economic development strategy provides a
balance between economic growth and quality of life in a
community. In general, the quality of life within a
community attracts residents, shoppers and visitors. If
there is an overemphasis upon economic growth, the
quality of life within a community will suffer. Economic
Development is more than a community’s economic base
– it reflects the overall processes used to attract private
investment and provide jobs for community residents,
generate property taxes that support local services,
create new contracting opportunities for local
businesses, and connect the local community with the
regional, state and national economy.
The Economic Development section of the Master Plan
builds upon the Pepperell Comprehensive Plan Update
2007-2016 prepared by the Pepperell Planning Board
and Larry Koff & Associates. The work of the Pepperell
Economic Development Advisory Committee (EDAC),
principally through its 2013 survey and October 2014
report to the Select Board and Planning Board, was used
to develop this section. The Economic Development SelfAssessment Tool (EDSAT) report completed by Professor
Barry Bluestone and the Dukakis Center for Urban &
Regional Policy at Northeastern University in October

ECONOMIC
DEVELOPMENT GOALS


Revitalize the Economic
Development Advisory
Committee (EDAC).



Establish an efficient,
transparent permitting
process.



Implement the EDSAT Study
recommendations and
encourage private investment
through an active outreach
program.



Attract small-scale businesses
to develop a sustainable
economy.
Support the revitalization of
the Peter Fitzpatrick School.





Explore the redevelopment of
the former Pepperell Paper
Mill site to support economic
growth.



Implement small-scale
projects to maintain the smalltown feel.



Build upon the historic,
recreational and agricultural
assets of the community to
attract businesses, visitors
and private investment.
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2015 provided a “blueprint” to encourage additional private investment in the community.
By building upon its “deal-makers” and addressing its “deal-breakers”, Pepperell has an
opportunity to expand the economic base, attract more businesses and create jobs for its
residents. Each of these documents provides the framework for the Economic
Development section of the Master Plan.
Within the Pepperell Master Plan, the Land Use and Zoning chapter addresses the
demographic and zoning issues, while the Housing chapter largely addresses housing
issues, including household income and the water and sewer infrastructure. This
Economic Development Chapter will address the Characteristics of the Local Economy,
Economic and Business Conditions, Community Assets and Liabilities, Commercial and
Industrial Activity, Balance between Economic Growth and “Quality of Life”, and will
summarize the Community Input received relative to these issues. At the end of the
Chapter, the Issues and Opportunities and Recommendations Sections summarize the next
steps in addressing the economic development needs of the community.

CHARACTERISTICS OF THE LOCAL ECONOMY
In determining where to locate businesses, private investors focus principally on the
quality of the workforce in the community and region. This section focuses on the local
labor market from several different perspectives – employment and unemployment levels,
income, educational attainment, the current employment sectors for Pepperell residents
and commuting patterns. For the most part, the local workforce is well-educated, works
principally in the service sector, and commutes outside of Pepperell for employment.

EMPLOYMENT AND UNEMPLOYMENT LEVELS
The labor force is described as those individuals who have jobs or are seeking jobs, are at
least 16 years old, and are neither serving in the military nor are institutionalized.
According to data available from the Massachusetts Executive Office of Labor and
Workforce Development (EOLWD), Pepperell had an estimated labor force of 7,396 people
in July 2018. This number represents the highest level of Pepperell residents actively
participating in the labor force since 2000. Similarly, the employment numbers reached a
peak at 7,138 workers in July 2018. As shown in Figure 3.1 on the following page, labor
force and employment numbers have fluctuated over the last eleven years, largely due to
the impacts of the “dot.com” recession of the early 2000s and the national recession of
2007-2008.
Prior to the national recession in 2007, the lowest employment levels in Pepperell occurred
between July 2003 and July 2004. The national recession had the greatest impact on the
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local labor force and employment numbers than any other economic downturn since the
Depression.
Figure 3.1: Pepperell Labor Force and Employment Numbers, 2008-2018
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Source: Executive Office of Labor and Workforce Development LURR Reports

The unemployment rates for Pepperell from July 2008 to July 2018 are presented in Figure
3.2 on the following page. From a historical perspective, unemployment rates in Pepperell
averaged less than 4% at the beginning of 2000. By 2002, unemployment levels began to
increase, in part due to the layoffs in the information technology and computer
manufacturing fields associated with the “dot.com” recession. Unemployment rates then
dropped again during the middle of the decade. With the beginning of the national
recession in 2007, the unemployment rate in Pepperell began to increase, rising from 4.8%
in July 2008 to a peak of 7.7% in July 2010. Since 2010, unemployment rates have steadily
declined to the July 2018 rate of 3.5%, which is below the early 2000 unemployment levels.
The unemployment rate in Pepperell has consistently been lower than the Greater Lowell
Workforce Development Area (WDA) rate, yet generally equal to or more than the state
unemployment rate. In July 2018, the WDA unemployment rate was 3.7%, while the state
unemployment rate was 3.6%. The national unemployment rate was 3.9%. Given that the
majority of Pepperell residents work in the Greater Lowell region, layoffs in the region
negatively impact Pepperell’s employment rate.
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Figure 3.2: Unadjusted Unemployment Rates: July 2008- July 2018
10%
9%
8%
7%
6%
Pepperell

5%

Greater Lowell WDA

4%

Massachusetts

3%
2%
1%
0%

2018

2017

2016

2015

2014

2013

2012

2011

2010

2009

2008

Source: Executive Office of Labor and Workforce Development LURR Reports

EMPLOYMENT PROJECTIONS
The UMass Donahue Institute developed employment projections for the Greater Lowell
region and the Town of Pepperell in 2018 as part of its work with MassDOT. These
employment projections reflect the number of jobs at Pepperell businesses and are an
estimate of the future number of jobs within each community. The UMass Donahue
Institute applied a “top-down” approach that utilizes employment projections for the state,
as a whole, and then assigns shares of these figures to the Metropolitan Planning
Organization (MPO) regions and to individual communities within those regions. Based
upon this approach, the employment projections at the state level are much more accurate
than those for the region or individual communities. Nevertheless, there is merit in
understanding the projected employment numbers that have been calculated for Pepperell
and the Greater Lowell region. Outlined in Table 3.1 on the following page are the local and
regional employment projections from 2020 to 2040.
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Table 3.1: Local and Regional Employment Projections: 2010-2040
Community
2010
2020
2030

2040

% Change
2010-2040
3.6
2.14
11.7
-7.2
-4.5
-22.7
8.9
13.0
27.2
6.7

Billerica
25,070
26,190
25,983
25,975
Chelmsford
19,603
24,005
23,813
23,806
Dracut
5,334
6,005
5,958
5,956
Dunstable
321
300
298
298
Lowell
38,411
37,005
36,708
36,699
Pepperell
2,050
1,600
1,588
1,587
Tewksbury
14,570
16,00
15,872
15,867
Tyngsborough
4,212
4,800
4,762
4,760
Westford
9,759
12,515
12,416
12,411
Greater Lowell
119,332
128,420
127,398
127,359
Region
Source: MassDET 2010 and projections developed by the UMass Donahue Institute for MassDOT in 2018

These projections show a decrease in employment of 22.7% for Pepperell between 2010
and 2040. This employment decrease represents the highest decrease in the Greater
Lowell region, which averaged a growth rate of 6.7%. By 2040, local employment in
Pepperell businesses is expected to reach 1,587 jobs. While there are some limitations
with the projections developed by the UMass Donahue Institute, these are the only
projections currently available for economic development planning purposes.

INCOME
Income levels in Pepperell are generally described through median household income,
median family income, and per capita income. The median household income figures can
be found in the Housing Chapter of the Master Plan. These income statistics can be used to
gauge the health of the local economy, assess the overall standard of living and compare
these figures with those at the regional, state and national levels.
Median Family Income
Median family income is calculated based on the income of the householder and all other
individuals 15 years old and over in the household who are related. Median family income
is often greater than median household income because a household can consist of a single
individual, whereas family income always consists of two or more individuals. During the
past sixteen years, median family income has increased in Pepperell, the Greater Lowell
Workforce Development Area (WDA), Massachusetts and the nation, as shown in Table 3.2
on the following page.
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Table 3.2: Median Family Income for Selected Geographies (1999 and 2013-2017)
% Increase Adjusted for
Geographic Area
1999
2013-2017
% Increase
Inflation
-4.1
Pepperell
$73,967
$104,265
41.0
Greater Lowell WDA

$67,583

$100,581

48.8

1.2

Massachusetts

$61,664

$94,110

52.6

3.8

United States
$50,046
$70,850
41.6
Source: U.S. Census Bureau, 2000 U.S. Census and 2013-2017 American Community Survey

-3.7

Pepperell’s median family income increased from $73,967 in 1999 to $104,265 in 20132017– an increase of 41%. Median family incomes also increased by 48.8% in the Greater
Lowell WDA, 52.6% in Massachusetts and 41.6% in the United States. Pepperell’s median
family income in 2013-2017 was 47.2% higher than the nation’s median family income,
10.8% higher than the Commonwealth’s and 3.7% than that for the Greater Lowell
Workforce Development Area (WDA). When adjusted for inflation, Pepperell’s median
family income decreased by 4.1%. The Greater Lowell WDA and Massachusetts had
positive median family income growth when adjusted for inflation, increasing by 1.2% and
3.8% respectively. The United States experienced a negative growth rate of 3.7% in
median household income between 1999 and 2013-2017 when adjusted for inflation.
Per Capita Income
Between 1999 and 2013-2017, Pepperell’s per capita income increased from $25,722 to
$40,919 for an increase of 59.1%. The increase in Pepperell’s per capita income outpaced
the increase in Massachusetts (53.8%), the Greater Lowell WDA (51.7%) and the United
States (44.4%), as shown in Table 3.3. The per capital income in Pepperell in 2013-2017
was higher than that for Massachusetts (2.5%), the Greater Lowell WDA (10.5%), and the
United States (31.2%).
Table 3.3: Per Capita Income for Selected Geographies (1999 and 2013-2017)
% Increase
Geographic Area
1999
2013-2017
19992012-2016
Pepperell

$25,722

$40,919

59.1

% Increase
Adjusted for
Inflation
8.2

Greater Lowell WDA

$24,403

$37,016

51.7

3.2

Massachusetts

$25,952

$39,913

53.8

4.6

United States
$21,587
$31,177
44.4
Source: U.S. Census Bureau, 2000 U.S. Census and 2013-2017 American Community Survey

-1.8
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When adjusted for inflation, Pepperell experienced a positive per capita income growth of
8.2%, while Massachusetts and the Greater Lowell WDA respectively had a 4.6% and 3.2%
growth rate. The national per capita income decreased by 1.8% when adjusted for
inflation.

EDUCATIONAL ATTAINMENT
Local communities cannot develop a skilled workforce without public investment in
universities, community colleges, and the K-12 education system. The level of education
attainment and the quality of education are therefore key indicators of Pepperell’s quality
of life, workforce preparedness and economic potential.
Figure 3.3 compares educational attainment among Pepperell residents 25 years and older
in 2000, 2009-2013 and 2013-2017. In 2000, approximately 7.6% (484) of adults living in
Pepperell had not earned a high school diploma or its equivalent. In 2009-2013, that rate
dropped to 6.2% (483) and dropped even more to 5.7% in 2013-2017 (475). Adults who
had earned not more than a high school diploma or equivalent accounted for 34.5% of the
adult population in 2000, 31.3% in 2009-2013 and 25.9% in 2013-2017.
Since 2000, educational attainment in Pepperell has shifted with more than a majority of
adults (68.4%) in 2013-2017 having completed at least some college. In 2000, Associate
Degree holders comprised 9.9% (628) of adults, while those with Bachelor and Advanced
Degrees accounted for 36.1% (2,290). In 2007-2013, approximately 8.8% (682) of all
adults over the age of 25 had earned an Associate Degree, and more than one third (35.6%)
of the adult population had earned a Bachelor’s Degree or better. In 2013-2017, 947 adults
(11.4%) over the age of 25 had earned an Associate’s Degree. Adults in Pepperell with
Bachelor’s and Advanced Degrees accounted for 37.7% (3,138) of the total adult
population.
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Figure 3.3: Educational Attainment in Pepperell: 2000, 2009-2013 and 2013-2017
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In essence, the improvements in educational attainment are likely to influence the types of
positions for which Pepperell residents qualify, as higher-skilled, better paying jobs require
more intensive training. As of 2013-2017, 94.3% of Pepperell’s adult population had a high
school diploma or better, which is higher than the Greater Lowell region at 90%. The
percentage of Pepperell adults who possess a Bachelor’s degree or higher (37.7%) is
slightly higher than the region (37%). Table 3.4 compares the years of school completed
for adults in Pepperell and the Greater Lowell region.
Pepperell’s levels of educational attainment exceeded the national (87.3%) and state
(90.3%) rates in terms of residents with a high school diploma or better in 2013-2017. In
terms of holding a Bachelor’s degree or higher, Pepperell residents fell below the state
average (42.1%) and were above the national average (30.9%).
Table 3.4: Years of School Completed – Pepperell and the Greater Lowell Region, 2013-2017
Years of School Completed
Less than 9th grade
9th - 12th, No Diploma
High School Diploma or equivalent
Some College

Pepperell
2013-2017
Percent
88
1.1
387
4.6
2,157
25.9

Greater Lowell Region
2012-2016
Percent
10,843
4.6
12,737
5.4
67,736
28.8

1,608

19.3

38,659

16.4

Associate's Degree

947

11.4

18,497

7.9

Bachelor's Degree

1,932

23.2

51,472

21.9

Graduate or Professional Degree

1,206

14.5

35,477

15.1

8,325

100.0

235,421

100.1

Total
Source: 2013-2017 American Community Survey
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K-12 EDUCATIONAL PERFORMANCE

Educational performance data for the K-12 system for Pepperell and the region is provided
in Table 3.5. This table summarizes the results of the 2018 Massachusetts Comprehensive
Assessment System (MCAS) testing conducted in the elementary school and high school.
Students who take the test are categorized as Advanced, Proficient, Needs improvement, or
Warning. Pepperell students outperformed four area communities in English, two area
communities in Math, and three communities in Science and Technology/Engineering
(STE).
MCAS scores are often reviewed by prospective residents to determine which school
system is best for their children. These scores can have a positive or negative impact on a
community. Communities with higher MCAS scores appeal to young families with school
age children and such families represent the future of the community. For instance, in
Westford where the MCAS scores are fairly high, prospective residents will rent an
apartment for a short period of time and then purchase property they can afford once it is
available. Furthermore, every school district should strive to improve its MCAS scores so
that students can benefit from merit-based scholarship programs, such as the Adams
scholarship, offered by the Commonwealth on the basis of MCAS performance.
Table 3.5: 2018 MCAS Scores for Pepperell and Greater Lowell
2018 MCAS
% Proficient or Higher
English Language
Science and
School District
Arts
Math
Technology/Engineering (STE)
Billerica
94
88
90
Chelmsford

97

91

85

Dracut

93

82

71

Groton - Dunstable

97

97

94

Lowell

82

66

59

96

82

85

92

77

76

98

90

92

96

95

Pepperell (part of North
Middlesex Regional
School District)
Tewksbury
Tyngsborough
Westford

98
Source: Massachusetts Department of Education

EMPLOYMENT SECTORS FOR PEPPERELL RESIDENTS
Pepperell residents work in virtually every industry, from manufacturing and construction
to public administration and restaurants. Table 3.6 on the following page shows the
primary employment industries for employed Pepperell residents in 2000 and 2013-2017.
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This table reflects the changing employment opportunities for Pepperell residents since the
onset of the national recession in 2008 and the subsequent economic recovery. For
example, Pepperell residents employed in the manufacturing industry decreased from
1,335 in 2000 to 814 in 2013-2017 or by 39%. Similarly, Pepperell residents employed in
the Wholesale Trade industry decreased from 212 in 2000 to 115 in 2013-2017 or by
45.8%. On the other hand, Pepperell residents employed in the Education, Health Care and
Social Service industry increased from 1,006 in 2000 to 1,620 in 2013-2017 or by 61%,
reflecting increased employment opportunities for Pepperell residents with these skills.
Other industries that experienced significant growth in the employment of Pepperell
residents were Public Administration (116.1%), Arts, Entertainment, Recreation,
Accommodation and Food Services (61.4%), Professional, Scientific, Management, and
Administrative and Waste Services (52.1%), and Other services, except Public
Administration (13.9%). These figures reflect a shift in emphasis from the GoodsProducing Domain to the Service-Providing Domain in terms of overall employment of
Pepperell residents. The shift in industries employing Pepperell residents underscores the
need for additional training in the Service-Providing Domain industries in the future.
Table 3.6: Primary Employment Industries for Pepperell Residents in 2000 and 2013-2017
Percent Change
Industry
2000
2013-2017
2000 –
2013/2017
Agriculture, Forestry, Fishing and Hunting, and Mining

75

71

-5.3

464

456

-1.7

1,335

814

-39.0

Wholesale Trade
212
Retail Trade
727
Transportation, Warehousing, and Utilities
282
Information
250
Finance, Insurance, and Real Estate (including leasing)
384
Professional, Scientific, Management, and Administrative
616
and Waste Services
Educational Services, Health Care, and Social Service
1,006
Arts, Entertainment, Recreation, Accommodation and
184
Food Services
Other services, except Public Administration
238
Public Administration
137
Total
5,910
Source: 2000 U.S. Census and 2013-2017 American Community Survey

115
682
283
211
322

-45.8
-6.2
0.4
-15.6
-16.1

937

52.1

1,620

61.0

297

61.4

271
296
6,375

13.9
116.1
7.9

Construction
Manufacturing

JOURNEY TO WORK AND COMMUTING PATTERNS
In addition to understanding the industries in which Pepperell residents are employed, it is
important to know how many residents work in the county and state. Table 3.7 shows
where Pepperell residents worked in 2013-2017. According to the 2013-2017 ACS data,
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79.1% of Pepperell residents worked in Middlesex County (16.3% worked in town), while
20.9% of Pepperell residents commuted to work elsewhere in Massachusetts. Pepperell
has more workers commuting out of town due to the limited local employment
opportunities. Due to its location abutting the state line, 15.5% of Pepperell’s labor force
works out of state, principally in New Hampshire and Maine.
Table 3.7: Place of Employment for Pepperell Residents in 2013-2017
Place of Employment

Number of Workers
5,318

Percent
84.5

Middlesex County

4,209

79.1

Outside of Middlesex County

1,109

20.9

978

15.5

6,296

100.0

Massachusetts

Outside of Massachusetts
Total
Source: U.S. Census Bureau, 2012-2016 American Community Survey

In 2013-2017, 92.2% of Pepperell workers, aged 16 and older, commuted to work by car,
either alone or, less frequently, in carpools. Approximately 1.2% of workers took public
transit to work, 0.4% walked to work and 6.0% worked from home, as outlined in Table
3.8. For all workers, regardless of mode of transportation, approximately 19.3% had a
commute time of less than 20 minutes; 44.7% of residents had commutes between 20 and
44 minutes, and 35.9% of workers commuted for longer than 45 minutes. The mean travel
time to work was 36.7 minutes. According to GlobalWorkplaceAnalytics.com,
telecommuting among the employee population grew by 15.3% between 2005 and 2018,
while the self-employed population grew by 3.7% for the same time period. This trend will
continue to impact Pepperell going forward.
Table 3.8: Mode of Transportation to Work in 2013-2017
Mode

5,469

Percent
86.9

334

5.3

Public transportation (excluding taxicab)

77

1.2

Walked

23

0.4

Other means

17

0.3

Car, truck or van – drove alone
Car, truck or van – car pooled

Worked at home
Total
Source: U.S. Census Bureau, 2012-2016 American Community Survey

Number

376

6.0

6,296

100.1
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ECONOMIC AND BUSINESS CONDITIONS IN PEPPERELL
BUSINESS PATTERNS
The growth and decline of business establishments operating in Pepperell over the past
eleven years reflects the local economy. Figure 3.4 illustrates the changes in the total
number of establishments between the third quarter of 2008 and the third quarter of 2018.
The number of establishments in Pepperell has increased steadily from 230 establishments
in 2008 (Q3) to 274 establishments in 2018 (Q3) or by 19.1%.
The average monthly employment for Pepperell businesses between 2008 (Q3) and 2018
(Q3), as shown in Figure 3.5, reflects the impact of the local economy. Similar to the
number of establishments, there was a slight decline in monthly employment between
2008 and 2009 and 2015 to 2016. The monthly employment for Pepperell businesses
steadily increased from 1,473 employees in 2008 (Q3) to 1,711 employees in 2018 (Q3) or
by 16.2%.
Figure 3.4: Total Number of Establishments in Pepperell, 2008 (Q3) - 2018 (Q3)
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Figure 3.5: Average Monthly Employment for Pepperell Establishments, 2008 (Q3)-2018 (Q3)
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Another indicator of local economic vitality is the average weekly wages paid to workers,
which provides an indication of the quality of the jobs in town. Figure 3.6 reflects the
changes in average weekly wages (across all industries) paid to workers employed in
Pepperell for the third quarter of each year between 2008 and 2018. Average weekly
wages in Pepperell increased by 24.1% from $684 in 2008 (Q3) to $849 in 2018 (Q3).
While average weekly wages in Pepperell have grown since 2008, these wages have
consistently fallen well below the state and regional averages. In the third quarter of 2008,
the average weekly wage in the Greater Lowell WDA was $1,073, while the state’s average
weekly wage was $1,025. In the third quarter of 2018, the average weekly wage in the
Greater Lowell WDA was $1,290 and that of the state was $1,305. Therefore, the average
weekly wages in the region increased by 20.2%, while the state’s increased by 27.3%. The
average weekly wages have been impacted by inflation as well. Based upon the rate of
inflation between 2008 and 2018, one dollar ($1.00) in 2008 had the same buying power as
$0.82 in 2018.
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Figure 3.6: Average Weekly Wages for Pepperell Workers, 2008 (Q3) - 2018 (Q3)
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Source: Executive Office of Labor and Workforce Development ES-202 Reports

INDUSTRY COMPOSITION
The composition of industries in Pepperell is diverse, ranging from construction and
manufacturing firms to social service agencies and restaurants. There were fewer
manufacturing establishments and employees in 2018 than there were just ten years
previously. The composition of industries operating in Pepperell has become more
diversified, as reflected in Table 3.9. While the number of service-providing domain
establishments was nearly three times greater (2.8 times) than those in the goodsproducing domain in 2014 (Q3), this disparity decreased to nearly two and a half times (2.4
times) in 2018 (Q3). Between the third quarter of 2014 and the third quarter of 2018, the
total number of establishments in Pepperell increased from 244 to 274 or by 12.3%. The
overall growth is split between the Goods-Producing Domain (25%) and the ServiceProviding Domain (7.8%).
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Table 3.9: Changes in Local Industry Composition: 2014 (Q3) - 2018 (Q3)
Number of Establishments
Industry Type

2014 (Q3)

Goods-Producing Domain
64
Construction
50
Manufacturing
11
Durable Goods Manufacturing
9
Non-Durable Goods Manufacturing
2
Natural Resources & Mining
0
Service-Providing Domain
180
Trade, Transportation and Utilities
34
Wholesale Trade
10
Retail Trade
15
Transportation and Warehousing
9
Information
6
Financial Activities
10
Finance and Insurance
5
Real Estate and Rental and Leasing
5
Professional and Business Services
49
Professional and Technical Services
30
Administrative and Support Services
19
Education and Health Services
38
Health Care and Social Assistance
32
Leisure and Hospitality
14
Accommodation and Food Services
13
Other Services
23
Total All Industries
244
Source: Executive Office of Labor and Workforce Development ES-202 Reports

2018 (Q3)
80
65
12
9
3
3
194
34
13
14
7
7
16
5
11
44
28
16
49
42
13
11
25
274

Percent
Change
2014 (Q3)2018 (Q3)
25.0
30.0
9.1
0.0
50.0
NA
7.8
0.0
30.0
-6.7
-22.2
16.7
60.0
0.0
120.0
-10.2
-6.7
-15.8
28.9
31.3
-7.1
-15.4
8.7
12.3

In terms of the goods-producing domain, the number of establishments in Pepperell
increased from 64 in 2014 (Q3) to 80 in 2018 (Q3), or by 25%. Manufacturing
establishments increased by 9.1%, which reflected the nondurable goods manufacturing
establishments increasing by 50%,. Construction establishments increased from 50
establishments in 2014 (Q3) to 65 establishments in 2018 (Q3), or by 30%.
The most significant growth in the Service-Providing Domain was in the Financial Activities
sector, which grew by 60% between 2014 (Q3) and 2018 (Q3). Within that particular
industry, Real Estate and Rental and Leasing establishments increased from five firms in
2014 (Q3) to eleven firms in 2018 (Q3), a 120% gain. The Education and Health Services
sector grew from 38 establishments in 2014 (Q3) to 49 establishments in 2018 (Q3), a
28.9% increase. The Information industry increased from six firms in 2014 (Q3) to seven
firms in 2018, while establishments within the Leisure and Hospitality industry decreased
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by one firm. The predominance of service-providing firms reflects the emergence of a
service-oriented economy in the 21st century, although the growth of goods-producing
firms (25%) between 2014 and 2018 exceeded the growth in service-providing firms
(7.8%) for the same time period.

LOCATION QUOTIENTS
Location quotients (LQs) are a useful tool for assessing the various industry clusters
located in a particular region. Location quotient analyses help us better understand the
strengths of a local economy by assessing which industries are concentrated within it,
relative to the region or state as a whole. Location quotients, which are essentially a ratio
of the concentration of a particular industry in one area (in this case, Pepperell) to the
concentration of the same industry in a larger geographic area (North Central Workforce
Development Area), are understood to be significant when they are greater than 1.0.
Using the North Central Workforce Development Area as a basis of comparison, location
quotients were developed with 2018 (Q3) data for each of the industries with a presence in
Pepperell. Quotients were calculated for both the total number of establishments and
average monthly employment among each industry sector. Figure 3.7 shows the current
location quotients for both the total number of establishments and average monthly
employment for each of the primary industry sectors operating in town.
According to the 2018 (Q3) figures, the goods-producing sector with the highest location
quotient in terms of number of establishments was Construction. With 65 construction
businesses located in Pepperell, and 286 workers employed in construction, this
represents 7.7% of the regional construction establishments and 6% of construction
employment. While this sector represents a small segment of the local and area economies,
its concentration in Pepperell affords the town location quotients of 2.02 for total number
of establishments and 3.05 for average monthly employment. The concentration of
construction firms enables Pepperell’s goods-producing industries to have a 1.63 LQ for the
number of establishments and a 1.14 LQ for average monthly employment.
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Figure 3.7: Local-Regional Location Quotient by Industry in 2018 (Q3)
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There are other types of industries concentrated in Pepperell relative to the North Central
WDA. Within the goods-producing domain, Natural Resources and Mining had a 1.46 LQ
for number of establishments and a 3.18 LQ for employment. Agriculture, Forestry, Fishing
and Hunting had a 1.54 LQ for the number of establishments and a 3.76 LQ for
employment. Pepperell has high concentrations of many construction sectors with the best
performing sector being the Residential Building Construction sector with a LQ of 2.72 in
number of establishments and 2.76 in average monthly employment. Other sectors with
relatively high concentrations of the region’s average monthly employment include
Building Equipment Contractors (5.21), Building Finishing Contractors (5.01), and
Specialty Trade Contractors (3.96).
Table 3.10 provides the LQs for each of the goods-producing industries in Pepperell during
2018 (Q3). Although Pepperell’s entire Manufacturing Industry has a low LQ of .81 for
establishments and .42 for employment, its Durable Goods Manufacturing has an LQ of 1.1
for establishments and .96 for employment. The selected subcategories within each
industry may not add up due to double counting within that industry.
Table 3.10: Economic Statistics for Goods-Producing Industries in 2018 (Q3)

Industry
Natural Resources and Mining
Agriculture, Forestry, Fishing and
Hunting
Construction
Construction of buildings
Residential building construction
Specialty trade contractors
Building foundation and exterior
contractors
Building equipment contractors
Building finishing contractors
Other specialty trade contractors
Manufacturing
Durable Goods Manufacturing
Fabricated metal product
manufacturing
Machine shops and threaded
product mfg.
Total Goods-Producing Domain

Average
Weekly
Wages
$335

Location
Quotient Number of
Establishments
1.46

Location
Quotient Avg.
Monthly
Employment
3.18

38
286
26
25
230

$335
$1,030
$1,236
$1,266
$971

1.54
2.02
2.44
2.72
2.04

3.76
3.05
1.58
2.76
3.96

5
20
12
6
12
9

22
119
61
28
116
100

$818
$947
$979
$1,177
$969
$946

1.64
2.58
2.23
1.22
0.81
1.10

2.32
5.21
5.01
2.06
0.42
0.96

4

67

$1,034

1.69

2.64

3
80

46
440

$1,027
$954

2.46
1.63

8.14
1.14

Number of
Establishments
3

Average
Monthly
Employment
(AME)
38

3
65
21
20
43

Source: Executive Office of Labor and Workforce Development ES-202 Reports (2018 Q3)

Based upon the LQs for Pepperell, there is a high concentration of construction firms at
fairly high wages. The manufacturing industry is not represented well within Pepperell, as
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compared to the WDA, although the Goods-Producing Domain is well represented
principally due to the construction industry. If Pepperell decides to build on its current
economic base within the Goods-Producing Domain, the Town should focus on the
construction industry. Economic Development professionals focus upon industry clusters
as a target for new investment, which would include firms within that industry cluster and
suppliers that regularly service those firms.
Pepperell also has high LQs for establishments and average monthly employment in
Service-Providing industries. In particular, the Information, Financial Activities,
Professional and Business Services and Other Services industries have location quotients
greater than 1.0 in both categories. Table 3.11 illustrates the most significant ServiceProviding industries in Pepperell, as compared to the North Central WDA.
The Information industry in Pepperell had an LQ of 1.48 in total establishments and an LQ
of 1.88 in employment. The Financial Activities sector had an LQ of 1.14 in total
establishments and an LQ of 1.11 in employment. Within the Financial Activities industry,
Officers of Real Estate Agents and Brokers had an LQ of 2.62 in total establishments and an
LQ of 3.47 in employment. The Professional and Business Services sector had an LQ of 1.17
in total establishments and an LQ of 1.81 in total employment. Within this industry,
Professional and Technical Services has an LQ of 1.23 in number of establishments and an
LQ of 3.48 in employment. The Other Services sector had an LQ of 1.28 in number of
establishments and an LQ of 1.89 in employment. Within this industry, Private Households
had an LQ of 1.58 in total establishments and an LQ of 5.36 in employment. The selected
subcategories within each industry do not add due to double counting within that industry.
The LQs for other Service-Providing Industries registered below 1.0 for number of
establishments and employment. The Trade, Transportation and Utilities industry had an
LQ of 0.74 for number of establishments and an LQ of 0.87 for employment. However,
within that industry, “Electronic markets and agents and brokers” had an LQ of 1.73 for
employment and General Freight Trucking had an LQ of 2.02 for number of establishments.
The Education and Health Services industry had an LQ of 0.68 for number of
establishments and 0.77 for employment. Within that sector, “Other schools and
instruction” had an LQ of 2.07 for number of establishments, while “Child day care”
services had an LQ of 2.89 for employment. The Leisure and Hospitality industry had an LQ
of 0.58 for total establishments and an LQ of 0.72 for employment.
Consistent with what was outlined with the Goods-Producing Domain, Pepperell should
target those industries that have an LQ greater than 1.00 to take advantage of industry
clusters. Therefore, Pepperell could target Wholesale Trade, Transportation and
Warehousing, Information, Financial Activities, Professional and Business Services, and
Other Services to take advantage of the cluster of businesses represented within these
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industries. Depending upon what happens at the Peter Fitzgerald School, business services
could be provided in support of this initiative.
Table 3.11: Economic Statistics for Service-Providing Industries in 2018 (Q3)

Industry
Trade, Transportation
and Utilities
Wholesale Trade
Merchant wholesalers,
durable goods
Electronic markets and
agents and brokers
Retail Trade
Motor vehicle and parts
dealers
Food and beverage stores
Transportation and
Warehousing
General freight trucking
Information
Financial Activities
Finance and Insurance
Insurance carriers and
related activities
Insurance agencies and
brokerages
Real Estate and Rental
and Leasing
Real estate
Offices of real estate
agents and brokers
Activities related to real
estate
Professional and
Business Services
Professional and
Technical Services
Computer systems design
and related services
Management and
technical consulting
services
Other professional and
technical services
Administrative and
Waste Services

Number of
Establishments

Average
Monthly
Employment
(AME)

Average
Weekly
Wages

Location
Quotient Number of
Establishments

Location
Quotient - Avg.
Monthly
Employment

34
13

265
58

$705
$1,016

0.74
1.20

0.87
1.22

6

24

$1,048

1.14

0.72

5
14

8
135

$1,084
$561

1.72
0.52

1.73
0.66

4
4

21
52

$866
$393

1.15
0.68

0.72
0.88

7
3
7
16
5

72
3
35
50
20

$724
$726
$848
$821
$751

1.07
2.02
1.48
1.14
0.66

1.59
0.75
1.88
1.11
0.67

3

5

$667

1.27

0.88

3

5

$667

1.31

0.90

11
10

30
20

$867
$980

1.72
2.05

1.96
1.86

5

10

$1,312

2.62

3.47

4

8

$723

2.28

1.76

44

269

$1,283

1.17

1.81

28

192

$1,505

1.23

3.48

6

22

$3,264

1.33

3.42

8

5

$2,115

1.72

0.97

4

29

$746

1.59

2.99

16

77

$730

1.15

1.04
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Table 3.11 (cont’d): Economic Statistics for Service-Providing Industries in 2018 (Q3)
Average
Location
Monthly
Average
Quotient Number of
Employment
Weekly
Number of
Industry
Establishments
(AME)
Wages
Establishments
Administrative and
support services
16
77
$730
1.29
Services to buildings
and dwellings
12
68
$748
1.41
Education and Health
Services
49
363
$740
0.68
Other schools and
instruction
3
9
$988
2.07
Health Care and Social
Assistance
42
171
$342
0.62
Ambulatory health care
services
10
93
$328
0.89
Offices of dentists
4
23
$584
1.12
Offices of other health
practitioners
3
8
$442
1.14
Social assistance
32
78
$359
0.63
Individual and family
services
28
41
$323
0.58
Child day care services
4
37
$398
2.02
Leisure and
Hospitality
13
139
$263
0.58
Accommodation and
Food Services
11
136
$264
0.59
Food services and
drinking places
10
134
$263
0.57
Restaurants and other
eating places
9
123
$273
0.60
Other Services
25
81
$697
1.28
Other Services, Except
Public Administration
25
81
$697
1.28
Repair and
maintenance
14
51
$845
1.72
Automotive repair and
maintenance
11
46
$821
1.76
Personal and laundry
services
6
21
$392
1.27
Personal care services
3
13
$363
1.31
Private households
5
10
$512
1.58
Total ServiceProviding Domain
194
1271
$813
0.86
Source: Executive Office of Labor and Workforce Development ES-202 Reports (2018 Q3)

Location
Quotient - Avg.
Monthly
Employment
1.14
2.53
0.77
1.81
0.57
1.19
1.45
0.90
0.94
0.68
2.89
0.72
0.84
0.97
0.97
1.89
1.89
3.17
3.39
1.64
1.89
5.36
0.96

WAGES
Table 3.12 illustrates the total wages and average weekly wages earned for all industries in
Pepperell during 2014 (Q3) and 2018 (Q3). In sum, the total wages paid by Pepperell
employers across all industries increased from $16,840,744 in 2014 (Q3) to $18,885,620 in
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2018 (Q3), a total of $2,044,876 or 12.1%. Similarly, the average weekly wage rose from
$791 in 2014 (Q3) to $849 in 2018 (Q3), a 7.3% increase. Both the goods-producing and
service-providing domains saw increases in their aggregate annual and average weekly
wages between 2014 and 2018. The goods-producing domain saw total wages increase by
31.7%, whereas the total wages for the service-providing domain increased by only 5.8%.
Similarly, the average weekly wages for the goods-producing domain increased by 13.4%,
while those for the service-providing domain increased by only 4.8%.
In order to increase overall wages, the Town will need to focus on those growth industries
that have higher wages, such as construction, financial activities, professional and business
services, and other services. This would tie in with the industry cluster rationale outlined
previously.
Table 3.12: Total Wages and Average Weekly Wages by Industry: 2014 (Q3) and 2018 (Q3)
Total Wages (Q3)
Industry
2014 (Q3)

2018 (Q3)

Percent
Change
2014-18

Average Weekly
Wages (Q3)
2014

2018

Goods-Producing Domain
$4,145,144
$5,457,370
31.7
$841
$954
Construction
$2,781,605
$3,830,110
37.7
$895
$1,030
Manufacturing
$1,248,235
$1,461,549
17.1
$914
$969
DUR- Durable Goods Manufacturing
$1,023,134
$1,230,389
20.3
$937
$946
Service-Providing Domain
$12,695,600 $13,428,250
5.8
$776
$813
Trade, Transportation and Utilities
$3,762,950
$2,428,961
-35.5
$764
$705
Wholesale Trade
$487,252
$766,220
57.3 $1,071
$1,016
Retail Trade
$2,345,504
$985,270
-58.0
$699
$561
Transportation and Warehousing
$930,194
$677,471
-27.2
$842
$724
Information
$325,436
$385,746
18.5 $1,001
$848
Financial Activities
$272,791
$533,573
95.6
$617
$821
Finance and Insurance
$181,984
$195,364
7.4
$667
$751
Real Estate and Rental and Leasing
$90,807
$338,209
272.4
$537
$867
Professional and Business Services
$3,460,212
$4,487,599
29.7 $1,073
$1,283
Professional and Technical Services
$2,656,017
$3,756,674
41.4 $1,269
$1,505
Administrative and Support Services
$804,195
$730,925
-9.1
$759
$730
Education and Health Services
$3,096,551
$3,491,281
12.7
$759
$740
Health Care and Social Assistance
$765,329
$760,597
-0.6
$521
$342
Leisure and Hospitality
$362,929
$476,137
31.2
$252
$263
Accommodation and Food Services
$354,143
$467,088
31.9
$255
$264
Other Services
$551,220
$733,675
33.1
$597
$697
Total, All Industries
$16,840,744 $18,885,620
12.1
$791
$849
Source: Executive Office of Labor and Workforce Development ES-202 Reports (2014 Q3 and 2018 Q3)

Percent
Change
2014
(Q3)2018 (Q3)
13.4
15.1
6.0
1.0
4.8
-7.7
-5.1
-19.7
-14.0
-15.3
33.1
12.6
61.5
19.6
18.6
-3.8
-2.5
-34.4
4.4
3.5
16.8
7.3
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Although the goods-producing domain in Pepperell has declined over the last twenty years,
the construction and manufacturing industries continued to maintain the highest wages for
their workers. The total wages in the construction industry increased by 37.7% between
2014 (Q3) and 2018 (Q3), while the manufacturing industry experienced a 17.1% increase.
Average weekly wages also increased in the construction (15.1%) and manufacturing
(6.0%) industries between 2014(Q3) and 2018 (Q3). In 2018 (Q3), the average weekly
wage in the construction industry was $1,030, while in the manufacturing industry it was
$969.
Within the service-providing domain, the Trade, Transportation and Utilities, Professional
and Business Services and Education Health Services industries had the highest total wages
at $3.8 million, $3.5 million and $3.1 million respectively in 2018 (Q3). Total wages
increased in the Financial Activities (95.6%), Other Services (33.1%), Leisure and
Hospitality (31.2%), Professional and Business Services (29.7%), Information (18.5%) and
Education and Health Services (12.7%) industries between 2014 (Q3) and 2018 (Q3). The
highest average weekly wages in the service-providing domain were in the Professional
and Business Services ($1,283), Information ($848), and Financial Activities ($821)
industries in 2018 (Q3).

MUNICIPAL TAXATION AND SPENDING
Pepperell has a single-rate, uniform tax policy. In Fiscal Year 2019, Pepperell had the third
lowest commercial and industrial property tax rate in the region ($16.59), which many
companies may consider to be an advantage to locating in town. The tax rates for the
communities in the Greater Lowell region and surrounding communities are compared in
Table 3.13.
Table 3.13: Fiscal Year 2019 Tax Rates by Class for Pepperell and other communities
Community
Residential
Open Space Commercial Industrial
Personal Property
Ayer
$13.63
$0.00
$28.80
$28.80
$28.80
Billerica
$13.48
$0.00
$31.41
$31.41
$31.41
Chelmsford
$16.35
$0.00
$22.21
$22.21
$22.06
Dracut
$13.75
$0.00
$13.75
$13.75
$13.75
Dunstable
$17.06
$0.00
$17.06
$17.06
$17.06
Groton
$18.11
$0.00
$18.11
$18.11
$18.11
Lowell
$14.04
$0.00
$28.59
$28.59
$28.59
Pepperell
$16.59
$0.00
$16.59
$16.59
$16.59
Shirley
$16.08
$0.00
$16.08
$16.08
$16.08
Tewksbury
$15.84
$0.00
$27.63
$27.63
$27.63
Townsend
$19.33
0.00
$19.33
$19.33
$19.33
Tyngsborough
$16.93
$0.00
$16.93
$16.93
$16.93
Westford
$16.56
$0.00
$16.56
$16.56
$16.56
Rate per $1,000 valuation. Source: Mass. Department of Revenue, Division of Local Services, 2019
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Table 3.14 illustrates Pepperell’s Fiscal Year Tax Classifications. According to the
Massachusetts Department of Revenue’s Division of Local Services, $21,948,788 in
property taxes were levied during Fiscal Year 2019. Approximately 93.7% of these taxes
was generated through residential properties, which had a total assessed value of more
than $1.2 billion. Commercial properties yielded $539,579 in taxes, while industrial
properties provided $485,868. In FY 2019, the Town generated an additional $356,231 in
revenue from personal property taxes.
Table 3.14: Fiscal Year 2019 Tax Classification
Tax Classification
Assessed Values
Tax Levy
Residential
$1,239,729,382
$20,567,110
$32,524,371
$539,579
Commercial
Industrial
$29,286,800
$485,868
Personal Property
$21,472,643
$356,231
Total
$1,323,013,196
$21,948,788
Source: MA Department of Revenue Division of Local Services at a Glance Report, April 2019

Tax Rate
$16.59
$16.59
$16.59
$16.59

Like every municipality in the Commonwealth that depends on state and federal funds to
support local initiatives, Pepperell’s annual operating budget has been quite tight and even
required an override at the last Town Meeting. Figure 3.8 illustrates the breakdown of
municipal revenue sources for Fiscal Years 2016 and 2019. In FY 2019, 67.5% of the
Town’s budget came from levied taxes, as compared to 65.2% in FY 2016. State funds
decreased from 5.6% in FY 2016 to 5.3% in FY 2019.
Figure 3.8: Municipal Revenue Sources, Comparing FY 2016 & 2019
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Figure 3.9 shows municipal spending in Pepperell for FY 2018. Education comprised 60%
of total expenditures, while public safety and public works projects comprised nearly 25%
of the entire budget.
Figure 3.9: Municipal Expenditures FY 2018
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Source: Town of Pepperell

COMMUNITY ASSETS AND LIABILITIES
In assessing the economic development potential of a community, it is important to
determine what the residents and the business community view as the town’s assets and
liabilities. The Town of Pepperell has received previous input through the 2007-2016
Master Plan, the business survey by the Economic Development Advisory Council (EDAC),
the report to the Pepperell Select Board by the EDAC, and the 2015 Economic Development
Self-Assessment Tool Report completed by the Dukakis Center of Northeastern University.
Each of these documents provides the framework for identifying the assets and liabilities of
Pepperell, yet it is unclear whether any of the recommendations within these previous
reports has been implemented. The input received through this Master Plan update
process builds upon these previous efforts to identify assets and liabilities, and has been
used to develop the Goals and Recommendations for this chapter of the updated Master
Plan. The EDAC should review and consider these recommendations and provide input to
the Town Administrator and the Select Board on steps that need to be taken in order to
move forward with implementation.
81 | P a g e

PEPPERELL COMPREHENSIVE PLAN UPDATE 2007-2016
The Pepperell Comprehensive Plan Update 2007-2016 replaced the 1998 Master Plan. This
plan described the Pepperell economic base as “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”. The plan cited the closing of the Pepperell Paper Mill in 2002 and
limitations related to the lack of highway access, sewer service, municipal revenue and
town staffing as factors making it difficult to foster economic development and revitalize
the local commercial and industrial sectors.
The plan summarized the Economic Development Goals as follows:
 Focus development in established areas to protect Pepperell’s rural character and
encourage the revitalization of Railroad Square;
 Improve the Railroad Square business area;
 Encourage policies that support agriculture;
 Encourage mixed use development to provide a greater variety of housing options
located closer to services; and
 Determine whether the Town wants to focus on industrial uses at its industrial park
or to continue allowing commercial and service uses.
The Economic Development Strategies identified to attain these goals were as follows:
 Improve the Railroad Square business area.
o Utilize the Mixed Use Overlay District as incentive for revitalization.
o Adopt design standards to reinforce the Square’s historical character.
o Utilize the presence of the Nashua River and the Nashua River Rail Trail.
o 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.
o Protect prime agricultural land through land acquisition, purchase by land
trust, or by encouraging land owners to place agricultural preservation
restrictions on their land.
o 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.
o Promote eco-tourism.
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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 Pepperell’s abundant
natural resources.
o Limit commercial activity to agriculture-related uses within the flood zone.
o 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.
o Consider modifying the zoning to prohibit commercial uses in order to
encourage appropriate industrial uses.

EDAC SURVEY
The Pepperell Economic Development Advisory Committee (EDAC) was formed “to act as
an advisory committee to the Select Board and the Planning Board in fostering a positive
relationship between the business community, residents, and town government to ensure
the balance between economic growth and the overall quality of life through long range
visioning”.
There were four specific functional areas identified for the EDAC:
 Identify, evaluate and promote the use of available economic development tools;
 Promote a viable community for new and continued business growth;
 Familiarize themselves with local regulations and guidelines to identify strengths
and weaknesses; and
 Offer recommendations to establish a consistent business environment, which
maintains a safe, pleasing, and comfortable experience for the residents and visitors.
EDAC issued a survey to 4,600 individuals in 2013 and received 1,200 responses. While
500 respondents provided written answers, another 158 respondents offered to volunteer.
More than half of the respondents (53%) were between 45 and 64 years of age and lived in
town between 18-26 years. There were four specific questions related to the types of
activities that EDAC could undertake and an additional question seeking additional
comments:
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Question 1: Where would you prefer the committee to focus its attention?
Results: The most important areas were Business Development, New Employment, Safety,
Town Assets, Building Betterments, Revitalization, Health Care Services, Events, Traffic,
Signage/Lighting, Other, Plantings, Town By-Laws, and Public Transport.
Question 2: What areas of business development are important to you?
Results: The most important areas were Food, Retail, Housing, Medical & Health, Daily
Necessities, Arts & Culture, and Other.
Question 3: Planning future town events, what would you be interested in attending?
Results: Music, July 4th Celebrations, Family Events, Parades, Farmer’s Market, Arts &
Crafts, Sports, Musters, Festival, Historical, Town Fair, Theater/Movies, Car Shows, Nature
Walks, Business Development, Flea Market, Veterans Events, Town Meetings, Bonfires, and
Horse Events.
Question 4: What is needed for you and your family to consider Pepperell a
community that provides essential products and services?
Results: Retail Stores, Restaurants, Mill Site Development, Keep as-is, Supermarkets,
Better Schools, Public Transportation, Pharmacy/Medical, Conservation Land, No more
Pizza Restaurants, More Cable Options, Dog Park, More Industry/Small Business, Large
Library, and Peter Fitzpatrick School.
Question 6: What additional comments would you like to share with us?
Results: Better Schools, Public Safety, Less Taxes, Keep as-is, Town Beautification, Streets,
More Efficient Government, Support Library, and Support the Albert Harris Center.

EDAC REPORT
On October 20, 2014 the Economic Development Advisory Committee (EDAC) issued a
report to the Select Board and Planning Board focusing on sustainable development,
resident retention and growth and Heritage marketing. EDAC summarized the top three
areas of concern identified in the survey as follows:
1. Business development (commercial services)
2. Retail establishments (affordable supermarkets, restaurants, daily necessities)
3. Employment opportunities
EDAC identified several challenges facing the Town of Pepperell including:
 Leakage (consumer spending outside of the town borders)
($80.4 million annually in 2007)
 Limited commercial space
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A need for downtown improvements
A need for more cultural events
A need for new employment opportunities
A need for a variety of retail establishments
A need to attract and retain the 25-40 year old demographic

The EDAC report offered the following recommendations:
 Emphasize zoning to attract larger businesses and provide a path for growth and
expansion for existing businesses.
 Maintain strong emphasis on planning for business development to help sustain
economic health.
 Consider an overlay district along the main corridors that allows for mixed use.
 Increase the ease of doing business in town and market the strengths of doing
business here to create a more robust business environment.
 Consider offering tax incentives to businesses that want to establish themselves in
our borders.
 Develop and market Pepperell using a unified vision of creating a Heritage Site that
ties together and promotes our National, Industrial, Natural and Cultural Heritage.
 Expand the development of commercial properties in order to increase revenue.
 Promote our assets through creative marketing, revitalize and sustain what exists
today, inspire change, devote ourselves to quality of life, provide excellent customer
service, encourage development and create change for economic sustainability.
Potential development sites were identified in the EDAC report as follows:
 Land at the corner of Nashua Road and Mill Street.
 Extension of Lomar Park to the rear and north.
 Peter Fitzpatrick School property.
 141-167 Nashua Road.
 Land across Nashua Road at the corner of Dow Street.
 Route 119 Wilkins Farm planting fields.
 McBee Land Route 119 and Lakin Road.
 Brookline Street (town-owned land)
 Hollis/Mill intersection near Hadley Road.
 Properties to be developed for a different use – former Bemis Factory on Mill Street,
Mill Street mill site and Pepperell Braiding Factory on Lowell Street.
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EDSAT STUDY
In February 2015, the Town Administrator and NMCOG Assistant Director met with
Professor Barry Bluestone and his staff from the Dukakis Center of Northeastern University
to hear about the Economic Development Self-Assessment Tool (EDSAT) project. As a
result of this discussion, the Town of Pepperell, through the use of District Local Technical
Assistance (DLTA) funds administered by NMCOG, established a contract with
Northeastern University to participate in the EDSAT project. The Dukakis Center identified
two crucial factors in economic development: “1) the municipality’s capability in
responding to ever changing market forces; and (2) the ability of local government to work
with regional agencies, business leaders and academic institutions collaboratively to solve
municipal weaknesses and market the town’s strengths”.
EDSAT attempts to identify the “deal-breakers” and “deal-makers”, through a collaboration
of public and private officials, by responding to a 200-question plus questionnaire. The
questionnaire was developed through input from the National Association of Industrial and
Office Properties (NAIOP) and CoreNet Global, which represent site and location experts
familiar with what characteristics private companies search for in a community. EDSAT
includes sections on Access to Customers/Markets, Concentration of Businesses and
Services (Agglomeration), Cost of Land (Implicit/Explicit), Labor, Municipal Process,
Quality of Life (Community), Quality of Life (Site Amenities), Business Incentives, Tax Rates
and Access to Information. Pepperell staff initially completed the EDSAT questionnaire,
and the responses were later modified through a consensus building process at the first
public session with Professor Barry Bluestone.
The Town of Pepperell hosted two meetings at the Lawrence Library on September 17,
2015 and December 7, 2015 to hear presentations from Professor Barry Bluestone on
EDSAT. The initial session focused on responses to the questionnaire submitted by
Pepperell staff to Northeastern and represented an attempt to build consensus among the
private, public and non-profit sectors on the appropriate responses to the questionnaire.
The revised responses were then submitted into the Self-Assessment Tool and provided
the basis upon which the EDSAT report was developed. Professor Barry Bluestone outlined
the report results at the second session and responded to questions raised by the
attendees. Both the final report and the presentation are available at the Town
Administrator’s Office. Based upon the EDSAT report, the Town of Pepperell had several
strengths and potential “deal-makers” that the Town should build upon and promote to
prospective businesses and developers.
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Among the Very Important Location Factors were the following:
 Website: Pepperell lists all of its local development policies and procedures, and
posts pending applications on the town’s website.
 Labor: Like the Comparative Group Municipalities (CGM), 85% or more of your 25+
residents have graduated high school and, exceeding the CGM, up to half have
earned at least a bachelor’s degree.
 Traffic: In comparison with the CGM, Pepperell’s commuter traffic moves at a brisk
pace, with the town experiencing virtually no rush hour congestion. Pepperell does
not use the services of both a traffic consultant and traffic planner, that is
appropriate for a town its size.
The EDSAT report identified the following strengths under the Important Location Factors:
 Crime Rates: Crime rates for auto theft, robberies, and homicides are considerably
lower than the CGM.
 Housing: The homeownership rate in Pepperell is 76% or greater, which is higher
than the CGM rate, and it reflects well on Pepperell that most leaders of local firms
choose to live in town.
 Local Schools: The percentage of students in Pepperell who tested proficient in
English and Mathematics is 81% or greater, which is slightly higher that the CGM
average. The percentage of high school freshmen who normally graduate within 5
years is 95% or more, compared to the CGM percentage of 81-94%. The percentage
of high school students from last year’s class who went on to a four year college was
75% or greater. The percentage of students that are English proficient is 81% or
more, and the high school dropout rate last year was an astonishing zero!
 State and Local Business Incentives: Pepperell is eligible for state investment tax
credits, job training tax credits, research and development tax credits, loan
guarantees, equity financing and workforce training grants, and very much takes
advantage of them. The town itself offers TIF arrangements for retail development.
 Site Amenities: In Pepperell, most development sites have fine dining within one
mile.
 Citizen Participation in Review Process: Pepperell’s elected officials expedite
development by facilitating dialogue with community groups more vigorously than
the rest of the CGM. Furthermore, officials in Pepperell intervened within the past 5
years to rescue a development proposal that was endangered by abutters or
neighborhood opposition.
 Predictable Permits: Pepperell allows a single presentation of a development
proposal to all review boards and commissions with relevant permit authority.
 Complementary Business Services: Pepperell’s local business association is
vigorously involved in the economic development activities of your jurisdiction.
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Cross Marketing: Pepperell actively enlists the services of firms already resident in
its jurisdiction to assist in attracting new firms.
Sites Available: Pepperell provides a readily accessible, up-to-date, complete list of
sites that are available for development, and has an active strategy for reclaiming or
land banking tax delinquent and tax title properties.
Physical Attractiveness: Pepperell prides itself on keeping well maintained
streets, sidewalks, parks, etc., near development sites, and there is a system in place
for monitoring the timeliness and quality of responses to reported violations. 21%
of the acreage in Pepperell is reserved for parks, and only 0-5% of industrial space
in Pepperell is considered vacant.

The EDSAT report then identified the following strength under the Less Important Location
Factors:
 Permitting Ombudsman: Pepperell has the advantage of its Town Administrator
playing a significant role in ensuring efficiency of the local permitting process.
Despite many advantages, Pepperell has a number of weaknesses, or “deal-breakers”, that
pose a challenge to successful development. These weaknesses are listed in order of
priority that should be addressed to improve Pepperell’s attractiveness to private
investors.
The identified Weaknesses among Very Important Location Factors are as follows:
 Timeliness of Approvals: Pepperell’s approval times are excessive in comparison
to the CGM. The time from application to the completion of the review process for
new projects that encompass site plan review, zoning variances, and appeals
processes is longer than the CGM average. The time from application to the
completion of the review process for existing structures that encompass site plan
review, zoning variance, and appeals process is also longer than the CGM average.
Since approvals in Pepperell take a considerable amount of time, permitting is
slowed down and “time to market” is compromised.
 Infrastructure: Pepperell does not have sufficient capacity for growth for natural
gas, cellular telecommunications, and fiber optic/cable/DSL. The average retail cost
per kWh residential, commercial, and industrial end users in the municipality for
commercial and industrial users is more expensive that the rest of the CGM.
 Highway Access: Pepperell has virtually no available sites for manufacturing,
retail, and general office space that are within two miles of an entrance or exit to a
limited-access major highway.
 Parking: In Pepperell only 50-74% of the available space for retail trade and
general office space have on-site parking, which is less than the CGM average.
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The EDSAT report then listed those Weaknesses among Important Location Factors as
follows:
 Public Transit: Pepperell is below the CGM in percentage of retail trade,
manufacturing sites, and general office space within a quarter mile of public bus or
rail rapid transit. The town also has no freight rail or intercity passenger rail
service.
 Critical Mass Firms: Pepperell does not have an industrial attraction policy.
Those Weaknesses among Less Important Location Factors were summarized as follows:
 Airports: Pepperell is farther away from a regional or international airport than
the CGM average.
 Proximity to Universities and Research: There are no public or private four-year
college or universities that are located within 10 miles of your jurisdiction.
The Dukakis Center then highlighted the factors most highly correlated with an increase in
establishments for fifty Massachusetts municipalities between 2001 and 2011. According
to their data, the most important factors were Economic Development Marketing,
Timeliness of Approvals, Parking, Public Transit, Cross Marketing, Low Traffic Congestion,
Fast Track Permitting, and Site Availability. When reviewing Pepperell’s strengths, the two
areas that were most prominent were Cross Marketing and Low Traffic Congestion. When
reviewing Pepperell’s weaknesses, the three areas that needed the most attention were
Timeliness of Approvals, Parking and Public Transit. Within the Conclusion section, the
EDSAT report outlines “Things to Think About” as follows:
Pepperell has many good things going for it:
 Relatively good schools, high homeownership rates, and low crime rates.
 Low traffic congestion.
 Careful attention to code enforcement.
 Maintenance of a current list of available development sites with nearby site
amenities.
 Engaging in vigorous cross-marketing efforts.
 An unusually robust and well-maintained web site.
But you could be better positioned to attract business investment and jobs by:
 Reducing businesses’ “time to market” by expediting the review and permitting
approvals process.
 Developing an explicit industrial attraction policy – a realistic one that takes into
account Pepperell’s poor highway and rail access.
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Upgrading the town’s digital infrastructure.
Making better use of state and federal economic development programs.

COMMERCIAL AND INDUSTRIAL ACTIVITY
This section examines commercial and industrial zoning and permitting trends in order to
gauge the level of economic development activity occurring in Pepperell. A description of
the Access and Infrastructure issues follows the initial material. A brief summary of the
economic development incentives that are available is also provided.

ZONING
As discussed in the Land Use and Zoning chapter of this Master Plan, there is one
commercial district (C), one industrial district (I) and one overlay zone related to economic
development – the Mixed Use Overlay District (MUOD).
As outlined in Table 2.4 of the Land Use and Zoning chapter, commercial land consists of 58
parcels (169.27 acres), which represents 1.21% of Pepperell’s total land area. Mixed
residential and commercial land comprises 40 parcels (158.41 acres), which represents
1.13% of the total land area. The majority of commercial uses are located along Routes 113
and 111, with many of the town’s commercial establishments concentrated along Main
Street in the vicinity of Railroad Square.
Industrial land uses related to manufacturing and R & D comprise 95 parcels on 71.76 acres
of land, or 0.51% of Pepperell’s total land area. Industrial uses are located primarily in the
northeastern section of town near Nashua Road and in Railroad Square near Mill Street.
The Mixed Use Overlay District (MUOD), established through a town bylaw, is intended to
create mixed commercial, residential and open space areas. The bylaw allows the Planning
Board to issue a Special Permit in the Commercial and Industrial Districts on sites of five
(5) acres or more. Currently, the only designated MUOD is the former Pepperell Paper Mill
site north of Route 113 on the western bank of the Nashua River.

COMMERCIAL AND INDUSTRIAL BUILDING PERMITS ISSUED
The level of commercial and industrial activity and interest in a town can be partially
measured by examining commercial and industrial permit trends. Between 2014 and
2018, there has been limited commercial and industrial activity in Pepperell. In 2014 there
was an approved a building permit was issued for KB Properties at 43 Nashua Road.
Harry’s Motors received a building permit for 129 Main Street, which expired on 10/6/16.
Borrego Solar submitted a major site plan for 175-185 Nashua Road, and the project was
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constructed. Green 1A Investments received a building permit for 128 Main Street, which
expired on 4/22/17. Catalano Companies secured a building permit in 2016 to build the
new Dunkin Donuts at 61-63 Main Street. Since 2017, the only non-residential building
permits issued were for the expansion of the Pepperell Christian Church at 17 Main Street,
a Verizon wireless installation at 3 Townsend Street, an expansion of the Wastewater
Treatment Plan administrative offices at 17 Nashua Road and the expansion of a service
station at 11 South Street. The Planning Board also held a public hearing in August 2019
on a proposed Assisted Living Facility.

ACCESS AND INFRASTRUCTURE ANALYSIS
Physical infrastructure is a critical component of an area’s development capacity and longterm attractiveness to businesses. By identifying the “gaps” in the current infrastructure
system, a community can establish priorities to expand the infrastructure system to be
more responsive to the needs of the public and private industry. The existing sewer and
water supply infrastructure is examined in the Housing section, while the transportation
infrastructure is discussed in the Transportation chapter. This section will examine the
existing utilities and telecommunications infrastructure.

UTILITIES AND TELECOMMUNICATIONS
Gas and electricity are provided by National Grid, while Charter Communications provides
cable and cable internet services to residents and business owners. Table 3.15 shows the
National Grid pricing scheme for energy delivery services. These rates are for small
commercial and industrial enterprises using less than 10,000 kWh per month or 200 kW of
demand).
Table 3.15: National Grid Rates for General Delivery Service 2018
Rate
Customer Charge
Distribution Charge First 2,000 kWh*

$5.50/month
6.581¢/kWh

Transmission Charge

3.164¢/kWh

Transition Charge

0.103¢/kWh

Energy Efficiency Charge

1.805¢/kWh

Renewables Charge

0.050¢/kWh

Distribution Solar Charge

0.146¢/kWh

* Includes: Basic Service Adjustment Factor (0.12¢), Residential Assistance Adjustment Factor 0.557¢,
Storm Recovery Adjustment Factor 0.039¢, Storm Fund Replenishment Adjustment Factor 0.231¢,
Pension/PBOP Adjustment Factor 0.256¢, Revenue Decoupling Mechanism Factor 0.002¢, Net CapEx
Factor 0.202¢ Attorney General Consultant Expenses Factor 0.002¢ and Solar Cost Adjustment Factor
0.011¢.
Source: National Grid, 2018
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Table 3.16 shows Demand Service rates designed for commercial and industrial customers
with average use exceeding 10,000 kWh per month and demand not exceeding 200 kW.
Table 3.16: National Grid Rates for Demand Service 2018
Rate
Customer Charge

$25.00/month

Distribution Demand Charge

$8.50/kW

Distribution Energy Charge*

1.719¢/kWh

Transmission Charge

2.333¢/kWh

Transition Energy Charge

0.061¢/kWh

Energy Efficiency Charge

0.957¢/kWh

Renewables Charge
0.050¢/kWh
* Includes: Basic Service Adjustment Factor (0.12¢), Residential Assistance Adjustment Factor 0.557¢,
Storm Recovery Adjustment Factor 0.039¢, Storm Fund Replenishment Adjustment Factor 0.231¢,
Pension/PBOP Adjustment Factor 0.256¢, Revenue Decoupling Mechanism Factor 0.002¢, Net CapEx
Factor 0.202¢, Attorney General Consultant Expenses Factor 0.002¢ and Solar Cost Adjustment Factor
0.011¢.
Source: National Grid, 2018

For large commercial and industrial customers with demand greater than 200 kW, energy
services are charged on the basis of time-of use. The fee structure for time-of-use service is
illustrated in Table 3.17. Fees differ depending on whether energy is consumed during
peak or non-peak times. Peak hours are from 8:00 A.M. to 9:00 P.M. daily, Monday-Friday,
excluding holidays. Off-Peak hours are from 9:00 P.M. to 8:00 A.M. daily, Monday-Friday,
and all day on Saturdays, Sundays, and holidays
Table 3.17: Time of Use Fee Structure- 2018
Rate
Customer Charge

$200.00/month

Distribution Charge Peak Hours*

14.508¢/kWh

Distribution Charge Off-Peak Hours*

4.553¢/kWh

Transmission Charge

1.873¢/kWh

Transition Energy Charge

0.097¢/kWh

Energy Efficiency Charge

1.805¢/kWh

Renewables Charge

0.050¢/kWh

Distribution Solar Charge

0.197¢/kWh

* Includes: Basic Service Adjustment Factor (0.12¢), Residential Assistance Adjustment Factor 0.557¢,
Storm Recovery Adjustment Factor 0.039¢, Storm Fund Replenishment Adjustment Factor 0.231¢,
Pension/PBOP Adjustment Factor 0.256¢, Revenue Decoupling Mechanism Factor 0.002¢, Net CapEx
Factor 0.202¢, Attorney General Consultant Expenses Factor 0.002¢ and Solar Cost Adjustment Factor
0.011¢.
Source: National Grid, 2018
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DEVELOPMENT INCENTIVES, TAX INCENTIVES AND EXPEDITED PERMITTING
The Town of Pepperell participates in the Commonwealth’s Economic Development
Incentive Program (EDIP), which is a three-way partnership among the Commonwealth of
Massachusetts, a municipality located within an Economic Target Area (ETA), and a
growing company. The EDIP is a tax incentive program designed to foster job creation and
stimulate business growth throughout the Commonwealth. Participating companies may
receive state and local tax incentives in exchange for job creation, manufacturing job
retention, and private investment commitments.
The process for this incentive program is as follows: a company and the respective
municipality agree to a tax exemption schedule on future real property taxes reputed to the
added value. The company then obtains state approval for a 5% investment tax credit. This
credit takes the form of a state income tax reduction. Lastly, the company commits to a job
growth and private investment schedule.
These incentive programs typically continue for five to twenty years. The EDIP program
offers several advantages to growing companies, including reducing the financial burden
required to grow a company and providing a flexible framework which can accommodate
variable tax exemption structures and agreement durations. In January 2010, the state
issued new regulations which permit manufacturers to apply directly to the State for the
EDIP program.
The Town has taken advantage of the EDIP program through TIF agreements for Lomar
Park, Masy Systems and 1A Auto. Significant job creation resulted from the TIF for Masy
Systems, according to a member of the Master Plan Committee. TIF agreements offer an
opportunity for the Town to attract private investment and to expand local businesses
without having an adverse impact on taxes since the deferred tax rate is placed only on the
added value of the property. In the meantime, the Town enjoys increased employment
opportunities from the new business or expanded business.

PERMITTING ASSISTANCE
In 2010, the Northern Middlesex Council of Governments undertook an assessment of the
Town of Pepperell’s permitting process and developed the Town’s Permitting Guide. As
emphasized in the EDSAT Report, there needs to be a renewed focus on developing an
efficient, transparent permitting process in Pepperell. The following recommendations
were made to improve the effectiveness and efficiency of land use permitting. These
recommendations, in part, would help businesses that are considering locating in Pepperell
obtain necessary planning and building permit information. There is no indication that any
of these recommendations has been implemented to date, but they are still valid.
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1. A single point-of-contact should be designated and made known to all.
2. Each department should develop a written handout that outlines the department’s
jurisdiction, requirements, application checklist and other relevant matters
3. Permit tracking software should be researched.
4. A standard "cover sheet" should be developed and attached to all approvals
outlining "what happens next".
5. There should be a standard condition added to all approvals that indicates that the
final plans, approved by all boards and commissions, must be consistent.
6. All abutter notification and legal notice requirements and procedures should be
reviewed.
7. A general handout should be developed that can be provided to any potential
applicant outlining how to proceed through the permitting process.
8. The town must make sure its website is maintained and up-to-date, since incorrect
information can be fatal to the permit approval process.
9. Consideration should be given to scheduling pre- and post-application submission
meetings.
10. The Town should consider utilizing a standardized bonding instrument agreed upon
by all departments, boards and commissions.
11. Pepperell staff should review the Permitting Guide, which can be used as a template,
and have all department requirements and the permitting process combined into
one document, creating a comprehensive permitting guide.
12. The Town should investigate the feasibility of holding joint meetings when Planning
Board, Conservation Commission, ZBA and/or Board of Health approvals are
necessary.
13. The permit granting boards and commissions should delegate approval authority, in
as many areas as possible, to professional staff if possible, (e.g. the Conservation
Agent) while retaining the right to review and appeal staff decisions.
14. Concurrent permit applications should be encouraged whenever possible, bearing in
mind any statutory requirements, such as those found in the Massachusetts
Wetlands Protection Act, MGL c.131 §40.
15. All departments involved in the permitting process should standardize their hours
of operation.
16. Each department head and/or advisor to a permitting board and commission should
have clear standards of responsibilities.
The Town should review the "Municipal Self-Assessment Checklist" that has been produced
by the Massachusetts Executive Office of Housing and Economic Development (EOHED) in
order to determine which areas outlined in the Best Practices Model need to be addressed.
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BALANCE BETWEEN ECONOMIC GROWTH AND QUALITY OF LIFE
"Quality of life" is a term used to describe various, sometimes intangible factors that make a
community attractive to live. A quality of life strategy assumes some type of public/private
partnership is able to have a significant influence on these factors and improve them over
time. In theory new businesses will be attracted to communities with the most
appropriate combination of factors, and existing businesses will expand for the same
reason. People also use quality-of-life indicators to measure neighborhood and community
desirability.

ECONOMIC DEVELOPMENT OPPORTUNITIES
There are several areas and sites in Pepperell that offer potential for future economic
development. Some of these areas were identified in the 2014 report from the EDAC to the
Select Board and Planning Board. Outlined below are the specific areas focused on in the
Issues and Opportunities section of this Economic Development Chapter:
 Railroad Square
 Route 113 Corridor
 Former Pepperell Paper Mill Site
 Peter Fitzpatrick School
 Lomar Industrial Park
 Route 119 Corridor

POTENTIAL DEVELOPMENT SITES
In addition to the sites identified in the EDAC report and the areas identified above, the
Town has identified a handful of sites that offer development potential. These sites include
the former Dunkin Donuts site, the Conway Chevrolet site, and the small shopping center
downtown. Currently, there is no official town list of potential sites that can be posted on
the Town’s web site.

PUBLIC INPUT
At the Pepperell Master Plan Visioning Session II meeting on September 13, 2018,
participants were asked to respond to a number of questions related to Land Use and
Zoning, Economic Development and Housing. Outlined on the following page are the
responses to the Economic Development questions:
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Question 4: What steps can the Town take to improve the downtown/Railroad
Square area?
Responses:
1. Original historic building façades in Railroad Square ought to be restored and/or
replicated. Grants and other programs are available.
2. Main Street’s historical pattern needs to be preserved.
3. Downtown traffic flow should be improved.
4. Crossing Main Street can be difficult for pedestrians in Railroad Square.
5. Additional parking is needed.
6. Wide speed bumps could slow traffic and improve walkability.
7. Park Street/Elm Street intersection has only a blinking yellow light.
- It is a dangerous intersection.
- It needs a rotary or something else to address safety issues.
8. Widening sidewalks can improve walkability.
9. Install some shade trees downtown and bury the utilities.
10. A public park with picnic tables and benches would help.
11. Benches and widened sidewalks would help.
12. Street cleaners and snow removal vehicles need to be able to work around any new
streetscape improvements.
13. There needs to be way-finding signs downtown directing people to the covered
bridge, Town Hall, etc. There also needs to be sign bylaws.
14. Bike lanes to and from Railroad Square and the Rail Trail would improve safety. An
island in the middle of Railroad Square would help pedestrian crossings.
Question 5: What additional types of businesses are needed to meet the needs of the
community?
Responses:
1. Green businesses.
2. No Walmart.
3. Sports facilities.
4. Expanded farmers market and crafts market.
5. Food production businesses, hydroponics, farm to table restaurants.
6. Food co-ops and local goods stores.
7. Sports facility with pool and skating rink, more trails and guides.
8. Use Peter Fitzpatrick building as a cultural facility that allows for music, theater,
performing arts, arts education center, etc.
9. Use Peter Fitzpatrick as a center for all of the arts, fine arts, sculpting, etc.
10. Public health center for exercise, dieting, and preventive medicine.
11. Something like Acton’s Discovery Park and programs to teach children about
farming and the watershed; connected with existing trail network.
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12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.

Medical businesses.
Rehab center and assisted living facilities.
Place for teens and young adults to hang out.
Simple café (not Dunkin Donuts or Starbucks).
Albert Harris Center like center for young people.
Coffee bars.
Visitors guide/map of assets on kiosks around town. EDAC had a good visitors map.
Good used bookstore.
Master Plan to include “vision” for downtown.
Create a rendering of the “vision” for downtown.
Town field playground equipment needs updating, including for disabled children.
Plan for community gardens.
Community Center needs better landscaping.

Question 6: What more can the Town do to attract economic development that meets
the needs of the community?
Responses:
1. Add public transportation to Nashua, Lowell and Ayer.
2. Market the Town’s heritage and history, such as the covered bridge.
3. Reach out to businesses by marketing the community.
4. Improve roadways and access into Town.
5. Focus on small businesses and maintain small town character.
6. Attract non-profits, art galleries, and small restaurants.
7. Reach out to UMass Lowell business incubators.
8. Add retirement homes.
Question 7: Are there opportunities to redevelop existing underutilized and vacant
property?
Response:
Underutilized Mill site.
Question 8: What steps can the Town take to support its agricultural community?
Responses:
1. Use land trusts, agricultural preservation restrictions and other incentives.
2. Increase opportunities for leasing of agricultural land.
3. Explore an agricultural museum.
4. The Grange needs to be updated.
5. A commercial kitchen that meets local and state regulations would add value to the
agricultural sector.
97 | P a g e

6. Zoning needs to be changed to allow for solar farms and catering businesses on
farms.
7. Educate high school students about farming.
8. There needs to be more frequent farmers markets.
9. There ought to be a year-round indoor/outdoor farmers market, such as Mill #5 in
Lowell.
10. Make more use of vacant properties.
11. Promote and protect equestrian farms and trails for horses.
Question 9: What steps can the Town take to promote and support its creative and
cultural economy (e.g. artists and artisans)?
Responses:
1. Promote venues for sale of locally-made products.
2. Install large life-sized art along the Nashua River Rail Trail and the river.
3. A sculpture park would be good.
4. A display area for student art would be helpful.
5. Outdoor businesses, such as snowshoe and cross-country skiing would help.
6. Cluster businesses – art and similar retailers do better when there’s a cluster within
walking distance of each other.
The results of the written survey for the Master Plan indicated that Pepperell residents felt
there was a need for more economic development opportunities in the community, as
indicated below:
Question 3: Why do you choose to live in Pepperell? - Proximity to employment (124
responses or 23.48%)
Question 6E: Please indicate whether you would rate the following services,
facilities, and characteristics, as they relate to Pepperell, as excellent, good, fair or
poor.
Economic Development
Excellent

Good

Fair

Poor

Total

12.53%
(55)

Unable to
Score/
Unfamiliar
26.42%
(116)

Access to employment

4.78%
(21)

30.30%
(133)

25.97%
(114)

Availability and access to
goods and services

7.80%
(35)

50.56%
(227)

26.73%
(120)

8.69%
(39)

6.24%
(28)

449

439
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Question 7: In your opinion, list three of the most critical issues facing Pepperell
over the next ten years. (Note: 10 or more responses)
First responses:
 161 Nashua Road – toxic dirt – 47 responses
 Attracting and maintaining businesses/economic development – 33 responses
 Overdevelopment/population growth – 30 responses
 Maintaining rural character/small town feel – 11 responses
Second responses:
 Attracting businesses/economic development – 23 responses
 Overdevelopment/population growth – 18 responses
 161 Nashua Road – toxic dirt – 14 responses
Third responses:
 Attracting businesses/economic development/more commercial development – 32
responses
 161 Nashua Road – 13 responses
 Growth management/balancing growth and rural character – 10 responses
Combined top responses:
 Attracting and maintaining businesses/economic development – 88 responses
 161 Nashua Road – toxic dirt – 74 responses
 Overdevelopment/population growth – 66 responses
 Maintaining rural character/small town feel – 35 responses
 Growth management/balancing growth and rural character – 25 responses
A business survey was developed in order to receive input from the local business
community. The business survey was described at a meeting of the Pepperell Business
Association (PBA) on August 6, 2019, and the participants were urged to complete the
survey. As of December 12, 2019, thirty-one (31) business surveys had been submitted.
The results of the business survey are as follows:
Question 1. How long has your business been located in Pepperell?
Years
0–2
3–5
6 – 10
11 – 20
20+

Number
3
6
3
6
13

%
9.7
19.4
9.7
19.4
41.9
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Question 2. How many employees does your company have?
# of Employees
1–4
5–9
10 – 49
50 – 200
201+

Number
20
6
3
0
0

%
69.0
20.7
10.3
0.0
0.0

Question 3. What do you feel are the benefits of locating a business in Pepperell?
Benefits

Major Benefit
Number

%

Minor Benefit
Number

%

Not a Benefit
Number

%

Proximity to Southern New Hampshire

11

37.9

13

44.8

5

17.2

Industry Clusters

6

22.2

9

33.3

12

44.4

Proximity to Customers

18

62.1

8

27.6

3

10.3

Proximity to Employees

17

58.6

7

24.1

5

17.2

Available Building/Property

14

48.3

7

24.1

8

27.6

Community Image

17

58.6

10

34.5

2

6.9

Community Demographics

13

44.8

13

44.8

3

10.3

Property Taxes

13

43.3

11

36.7

6

20.0

Close to Personal Residence

29

93.6

2

6.5

0

0.0

Housing Availability

11

39.3

9

32.1

8

28.6

Quality of Local School District

11

39.3

9

32.1

8

28.6

Other (please specify below)

7

87.5

0

0.0

1

12.5

Question 4. What are some of the challenges to locating in Pepperell or doing
business here?
Major Concern
Challenges

Minor Concern

No Concern

Number
6
12
8
12
2
7
11
7
7
6

%
20.0
41.4
27.6
41.4
6.9
25.0
37.9
24.1
24.1
20.0

Number
13
9
12
9
11
11
5
10
9
7

%
43.3
31.0
41.4
31.0
37.9
39.3
17.2
34.5
31.0
23.3

Number
11
8
9
8
16
10
13
12
13
17

%
36.7
27.6
31.0
27.6
55.2
35.7
44.8
41.4
44.8
56.7

Cost of Real Estate
Expansion Options

9
11

31.0
37.9

14
10

48.3
34.5

6
8

20.7
27.6

Access to Capital

3

10.3

11

37.9

15

51.7

Traffic/Access

8

27.6

8

27.6

13

44.8

Other (please specify below)

4

66.7

0

0.0

2

33.3

Taxes
Infrastructure
Age/Condition of Properties
Labor Pool Availability
Distance from Competitors
Municipal Support
Parking
Staffing/Training
Prevailing Wage
Restrictions on Signage
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Question 5. Are you pleased with your location within the Town of Pepperell?
Responses

Answer

Number

%

Yes

29

96.7

No

1

3.3

Question 6. Does the Town provide adequate support to meet your business and
property ownership needs? Use the slide to indicate which best applies.
Slide Rule Results (0=worst, 10=best)
Ranking

Number of Responses

0 (worst)

0

1

0

2

2

3

1

4

1

5

6

6

1

7

2

8

3

9

2

10 (best)

5

Question 7. What could Pepperell do to better serve businesses and/or property
ownership in your industry? Please select all that apply.
Answer Choices

Number

%

Tax Incentives/Lower Taxes

16

53.3

Increase Promotional Marketing

15

50.0

Improve the Appeal of Commercial Areas

27

90.0

Less Restrictive Regulations

12

40.0

Improve Transportation/Other Infrastructure

13

43.3

Increase Parking

12

40.0

Other (please specify)

7

23.3

Question 8. What is your impression of the overall environment in the Town of
Pepperell as a place to do business? Please explain:
 Small town, small business;
 Not as welcoming as other communities;
 Very Business Friendly;
 Welcoming and helpful Town Staff, but restrictive and inflexible regulations;
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Proximity to shippers (post office and UPS) important to home book business;
Very pleased with the overall environment;
Not an ideal place for business;
Like the small town feel;
Supportive Town Boards and good assessment data;
Average to weak;
Enjoy the business environment with supportive and local-minded people;
Nice rural community, enthusiastic PBA and helpful town officials;
Always welcomed new business owners;
Difficult to do business next to New Hampshire and with residents wanting to keep
it a small rural town;
Great town to business in;
Love to see more opportunity for future business with controlled growth;
Great place to do business due to its location;
Great environment;
Starving for new vision and leadership that can move Pepperell into the 21st
Century;
Very business friendly;
Amazing place to have a business;
Lovely town that needs to step into the future;
Live here and want to grow my business in the community;
Current BOS is less supportive of the business community and openly hostile toward
the PBA; and
Pepperell is in need of renewal – incentives for property owners to revitalize
properties and attract new owners. Great place to have a business, but limited for
new businesses that want to move in and invest in the town.

ISSUES AND OPPORTUNITIES
The Town of Pepperell needs to determine how it will address the economic needs in the
community by building upon its strengths and addressing its weaknesses. There have been
numerous planning studies conducted in Pepperell over the past twenty years that offered
recommendations on how to best move forward, yet it is unclear whether any of the
recommendations within these previous reports has been implemented. The EDAC should
review these recommendations once again and provide input and guidance to the Town
Administrator and the Select Board on what steps need to be taken. The growth in the
local economy will not be addressed by simply changing local zoning, but instead requires a
number of components and action to be successful.
First, the Town needs to build upon its partnership with the Pepperell Business Association
(PBA) and other community stakeholders through the reconstituted Economic
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Development Advisory Committee (EDAC). The EDAC could reach out to the private sector
to address its specific needs in order to encourage businesses to expand or locate in town.
Second, specific zoning changes are needed in order to encourage small businesses to
locate in Pepperell. Third, the permitting process needs to be efficient and transparent so
that businesses receive a decision from the various local permitting bodies as soon as
possible. This requires that the businesses submit a complete application to the local
permitting bodies so that there is sufficient information to make a timely decision. Fourth,
in addition to trying to attract small businesses, the Town should focus on agricultural,
cultural, historical and recreational economic opportunities as well. Fifth, specific
development areas need to be researched and specific actions taken to encourage
economic growth in those locations. Finally, the Town should institute sustainability
principles and a “smart-growth” approach to economic development as it encourages
private investment.
The Town Administrator and the Select Board have re-established the EDAC. This is a
critical first step in implementing the economic development recommendations within this
Master Plan. Without a full-time planner or economic development director, the Town
needs volunteer assistance through the EDAC. The EDAC can provide the following:







Provide critical private sector input to the Town Administrator, Select Board and
Planning Board;
Gather data and information about the public sector initiatives that have an impact
upon the business community;
Track important economic development projects and identify ways in which the
Town or business community can move forward to complete the identified projects;
Work with the Town Administrator to identify grant funds that can supplement the
annual budget in addressing economic development initiatives;
Assist in the marketing of Pepperell and help attract new businesses to the
community that will hire local residents and contribute to the town’s tax revenues;
Maintain a list of available properties in town for prospective businesses.

If the EDAC accepts these responsibilities, their mission statement should be revised to
include more than what is currently outlined:
 Identify, evaluate and promote the use of available economic development tools;
 Promote a viable community for new and continued business growth;
 Familiarize themselves with local regulations and guidelines to identify strengths
and weaknesses; and
 Offer recommendations to establish a consistent business environment which
maintains a safe, pleasing and comfortable experience for residents and visitors.
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Within the Land Use and Zoning section of the Master Plan, there are specific
recommendations related to economic development. These recommendations include the
following:
 Examine the potential for mixed uses in certain locations, such as Railroad
Square/Main Street, and in the areas of Routes 113 and 111. Re-examine the
concept of allowing mixed-use development in the Hollis Street/ Brookline Street
area, as outlined in the previous Master Plan. Explore opportunities for small-scale
neighborhood-style commercial development in Park Street, through adaptive reuse
of large residences.
 Establish minimum lot size requirements for the commercial and industrial districts.
 Rework the Table of Uses within the Zoning Bylaw to eliminate inappropriate uses
and to add uses that achieve the goals of the Master Plan, including better
accommodation of agriculture-related businesses, entertainment, arts and cultural
uses, and a wide range of appropriately sized retail uses.
 Modify the zoning in Railroad Square and along the downtown portion of Main
Street to be consistent with the historic development pattern, allowing for mixed
uses and utilizing standards that protect historic resources. Consideration should
be given to creating a Village Center zoning district in this area.
 Reaffirm the previous Master Plan’s recommendation to “restrict Sewer District
expansion to designated areas with minimal natural resources”.
 Address the need for improved design standards or guidelines to help the Town
achieve its economic development goals, while protecting its environmental assets,
strengthening its neighborhoods, preserving its historic resources, and enhancing
its overall appearance and image.
 The Select Board directed the Town Administrator to forward the rezoning of the
Peter Fitzpatrick School property to the Planning Board. This will enable alternative
uses to be considered for the facility.
The Town’s permitting processes need to be examined in order to encourage efficient and
transparent permitting. In 2010 NMCOG undertook an assessment of the Town’s
permitting process and developed the Town’s Permitting Guide. It is unclear to date
whether any of the recommendations has been implemented. Standard items, such as
designating a single point-of-contact and identifying what needs to be in a complete
application, would certainly help the business community in moving forward with their
projects. Other communities, such as Billerica, Chelmsford and Westford, have developed
permitting handbooks that provide extensive information to prospective applicants on
whom to contact at Town Hall and when the various permitting boards meet. These
communities have their permitting handbooks on their web page so that prospective
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applicants can learn what steps to take even before entering Town Hall. The permitting
process is the most critical aspect to businesses and the web site is the best opportunity for
a community to market itself.
The Town needs to formulate an economic development strategy to attract small
businesses to the community in order to maintain its small town character. When asked
what the three most critical issues facing Pepperell were in the community survey, the
primary response was “attracting and maintaining businesses/economic development”.
Only 7.8% of the respondents rated Pepperell as “excellent” in terms of “availability and
access to goods and services”, while only 4.8% rated Pepperell as “excellent” in terms of
“access to employment”. A majority (58.4%) of the respondents rated Pepperell as
“excellent” or “good” in terms of “availability and access to goods and services”. When
asked at the Pepperell Master Plan II Visioning session: “What types of businesses are
needed to meet the needs of the community?”, there were a number of responses, including
green businesses, sports facilities, expanded farmers’ and crafts markets, food co-ops,
public health center, medical businesses, cafés, used bookstore and coffee bars. The ability
to attract these types of businesses depends upon an effective marketing campaign to extol
the virtues of doing business in Pepperell.
Based upon the responses to the business survey, there are a number of areas that can be
addressed in order to attract more businesses, such as improving the appeal of commercial
areas, increasing promotional marketing, and improving transportation and other
infrastructure. Local communities have found that it is much easier attracting a business
that can be part of an existing cluster of businesses than to start from scratch. Those
businesses that build upon a community’s assets, such as historic characteristics,
agriculture, recreation and culture, can be successful. Therefore, businesses, such as Food
Hubs, specialty food stores, a year-round farmer’s market, outdoor recreational facilities,
retail stores that cater to recreational activities and tourism businesses that focus on
Pepperell’s history should be encouraged.
Food Hubs can establish Pepperell as a regional produce center to support, promote, and
sustain farming. These Food Hubs can encourage spin-off businesses in specialty foods and
add an extra dimension to the agricultural community. As a result, agricultural production
can be increased, thus making the farms more profitable and bring new revenues into the
community. There is also a potential linkage between the regional Food Hub and a yearround Farmer’s Market. Increased collaboration between the Agricultural Advisory Board
and the Economic Development Advisory Committee can focus more attention on the
economic development initiatives, such as farm-to-table restaurants, available through the
farming community.
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Promoting the use of recreational areas for nature tours, environmental studies and crosscountry skiing would provide additional incentive for visitors to support small businesses
in Pepperell. Building upon the assets of the Rail Trail, the Nashua and Nissitisset Rivers,
woodland trails and open spaces, there are numerous opportunities for eco-tourism
through biking, kayaking, river expeditions, riding, hiking and night sky viewing. These
activities attract businesses that serve the recreation industry, such as sports equipment
and clothing shops.
Regional economic development projects provide additional employment opportunities for
Pepperell businesses and residents. The development of the Indian Hill Music Center
currently being built in Groton could generate $21 million in economic benefits to
northwestern Middlesex County4. Pepperell businesses should take advantage of these
potential revenues by offering lodging and restaurant facilities. There are other regional
economic development opportunities that the Town can focus on as well.
In terms of where to focus economic development activity, there are at least six (6) areas
that have been the focus of numerous studies and should be addressed, as discussed below.
Railroad Square
Railroad Square has been the subject of many economic development and transportation
studies over the past 10-15 years. In May 2008, FinePoint Associates LLC issued the
Pepperell Downtown Business District and Mill Site report funded through a grant from the
MA Department of Housing and Community Development. The report focused on sales
leakage from this area that could be minimized by identifying businesses to be attracted.
The leakage analysis estimates “the amount and type of annual purchases that residents
are currently making outside the trade area”, and, according to the analysis, there was over
$19 million in grocery store leakage and $15.6 million leakage in restaurant sales. The
most extreme leakage was found in clothing, other general merchandise and home
furnishings stores.
NMCOG produced its Railroad Square Study in 2015. Several recommendations related to
bicycle and pedestrian traffic, parking, and design changes were made in the study. It was
largely recognized that these transportation improvements would help “ensure that
Railroad Square is a vibrant center of economic activity, with a character that is consistent
with the community and respects the area’s historic past, while accommodating growth
and change and enhancing quality of life”. The study recommended expanding the Mixed
Use Overlay District to Railroad Square to strengthen the identification of the Square as the
Letter from Stephen Sheppard, Professor of Economics, Director, Center for Creative Community
Development, dated December 8, 2017.
4

106 | P a g e

main commercial center and to provide predictability for potential developers in terms of
permitting. Parking availability was recognized as a problem for the business owners in
Railroad Square. Recommendations have been made at EDAC meetings related to the
historic nature of Railroad Square, since all of the buildings on the Square were constructed
between 1880 and 1948. Suggestions have been made regarding a possible return to the
19th century period of architecture.
Railroad Square should be promoted as a vibrant, pedestrian-oriented commercial center
to help attract businesses and shoppers, including those enjoying the Rail Trail and access
to the Nashua River. The EDAC should work with the PBA in soliciting support from the
Massachusetts Downtown Initiative (MDI) in developing a brand for the Main Street
Corridor and identifying strategies for marketing the area. In order to take advantage of
the Rail Trail, businesses in Railroad Square should consider expanding weekend hours.
User counts for the Rail Trail in May 2014 showed more than four times as many users on
Saturday than on Thursday. Streetscape improvements would help improve the visual
appearance of Railroad Square.
Route 113 Corridor
The Route 113 Corridor offers extensive opportunities for commercial development. This
area should continue to serve as a home to small businesses, professional offices and
commercial enterprises located in buildings that contribute to its New England village
character and traditional development pattern. As mentioned previously, assistance from
the Massachusetts Downtown Initiative (MDI) should be requested to develop a brand for
the corridor and identify strategies for marketing the area. This area should be a vibrant,
pedestrian oriented corridor similar to the envisioned Railroad Square. There should be
streetscape improvements, such as sidewalk planters, street trees, information kiosks and
wayfinding signage, pedestrian improvements, benches and street lighting fixtures. Design
guidelines for the corridor should also be considered as a way to retain the community
character and historic assets in Pepperell. The implementation of a Façade and Sign
Improvement program for commercial and mixed-use buildings in the downtown area
would help improve the visual quality of the corridor. Opportunities for tourist facilities,
such as bed and breakfasts, to attract visitors to the Route 113 corridor, should be
explored. Once the suggested overall improvements have been accepted, it would help to
have an architectural visualization of these improvements from Railroad Square to the
Peter Fitzpatrick School to educate the public.
Former Pepperell Paper Mill Site
The former Pepperell Paper Mill site offers a development opportunity. Currently owned
by A1 Auto, the site has remained undeveloped for several years. The Town should work
with the current owners to determine whether other options should be considered.
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Without moving forward on this project, it will be difficult to attract other private investors
for other projects along the Route 113 Corridor.
Peter Fitzpatrick School
The Peter Fitzpatrick Feasibility Committee (PFFC) was established by the Select Board to
review various options for the reuse of the Peter Fitzpatrick School. Previously, a grant
was awarded by MassDevelopment to complete a feasibility study for the building and
surrounding area. One of the suggestions made by the PFFC is to create “a zoning overlay
for restricted light mixed commercial uses (i.e. coffee shop, farmer’s market, shared office
space, small business office space, art/music studios) within the next 1-3 years”. Another
suggestion is for a commercial kitchen space for home-grown enterprises, such as finished
product businesses (e.g. baked goods) that can be sold at local restaurants. The Select
Board made its final decision on the reuse of the property and a Request for Proposals
(RFP) was issued to engage a non-profit organization to manage the property. A contract
with the Fitzpatrick Collaborative has been negotiated by the Town Administrator. As
mentioned previously, the Town Administrator has forwarded the zoning overlay
recommendation to the Planning Board in order to accommodate the reuse of the property.
The reuse of the facility will provide an economic boost to the Route 113 corridor.
Lomar Industrial Park
It is unclear how much space, if any, is available at the Lomar Industrial Park. This
property has benefited from a TIF Agreement from the Town and a space within it could be
used for a potential Food Hub. The Town should work with the property owners to
determine what infrastructure improvements are needed to make the facility function
efficiently and effectively. As the only industrial park in Pepperell, it may offer an
opportunity for industrial investors to move to Pepperell.
Route 119 Corridor
There are some parcels along the Route 119 Corridor that could be redeveloped and used
primarily for agricultural activities, since wetlands abound in that area.
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RECOMMENDATIONS
3.1 - The Economic Development Advisory Committee (EDAC) should work in
collaboration with the Town and the Pepperell Business Association (PBA) to
develop an effective public-private partnership.
3.2 - Identify grant funds that can supplement the annual budget in addressing
economic development initiatives.
3.3 - Market the Town of Pepperell and maintain a list of available properties.
3.4 - Implement the economic development zoning recommendations in the Land
Use and Zoning Chapter of the Master Plan.
3.5 - Re-examine the Town’s permitting process and develop a Permitting Handbook
that can be placed on the Town’s web site for prospective applicants to view.
3.6 - Develop an economic development strategy to attract small businesses that
build upon the Town’s assets.
3.7 - Re-develop Railroad Square as a vibrant center of economic activity that builds
upon the Town’s assets.
3.8 - Solicit support from the Massachusetts Downtown Initiative (MDI) in
developing a brand for Main Street and identifying strategies for marketing the area.
3.9 - Establish the Route 113 Corridor as a pedestrian-oriented corridor that
stresses walkability and bicycle accommodations over automobile usage.
3.10 - Meet with the owners of the former Pepperell Paper Mill site to determine
what options are available to move this project forward.
3.11 - Implement the recommendation made by the Peter Fitzpatrick Feasibility
Committee (PFFC) to create a “zoning overlay for restricted light mixed commercial
uses (i.e. coffee shop, farmer’s market, shared office space, small business office
space, art/music studios) within the next 1-3 years”. Consider the development of a
commercial kitchen space for home-grown enterprises, such as finished product
businesses (e.g. baked goods) that can be sold at local restaurants.
3.12 - Determine what space is still available at the Lomar Industrial Park and work
with the property owners to address the infrastructure issues.
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3.13 - Identify underutilized properties along Route 119 and redevelop them as
agriculture in recognition of the floodplain issues.
3.14 - Establish a regional Food Hub and encourage collaboration between the
Agricultural Advisory Board and the Economic Development Advisory Committee to
focus on agriculture as an economic development component.
3.15 - Promote eco-tourism and cultural tourism to take advantage of the natural,
historical and cultural assets within the community.
3.16 - Identify spin-off opportunities from regional projects, such as the Indian Hill
Music Center, that can benefit Pepperell businesses.
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4. TRANSPORTATION AND CIRCULATION
INTRODUCTION
A multi-modal transportation system is essential to a
community’s vitality in that it provides access to housing,
employment centers, local services, retail establishments,
and recreational amenities. A transportation system should
safely and efficiently accommodate all users, including
motorists, pedestrians, bicyclists, and those needing public
transportation. Pepperell’s streets, sidewalks, trails and
existing transportation services exert a significant influence
on the health, well-being, and quality of life of its residents.
Rural and small suburban communities face a number of
challenges in providing the level of accessibility that makes
the community a desirable place to live. These challenges are
amplified by changes in the economic marketplace and
demographic shifts. Nearly every community struggles with
insufficient funding to maintain and improve roads, support
public transit services, and upgrade or replace substandard
and deteriorating bridges.
The Transportation and Circulation section provides an
overview of Pepperell’s existing transportation system,
assesses safety and operational issues, and outlines
recommendations for addressing identified needs and
deficiencies. Existing conditions have been evaluated
through background research and field reconnaissance, and
with input provided by town staff and the public. Some of
the information used in this analysis is derived from the
Regional Transportation Plan5 (RTP) and the Transportation
Improvement Program6 (TIP) prepared by the Northern
Middlesex Council of Governments (NMCOG).

TRANSPORTATION
AND CIRCULATION
GOALS


Incorporate bicycle and
pedestrian
accommodations in future
transportation
improvement projects,
whenever possible.



Address the
transportation needs of all
residents, including the
needs of older adults and
those with disabilities.



Ensure that the Town’s
transportation system is
as safe as possible for all
users.



Address transportation
improvements in Railroad
Square.



Study the feasibility of
providing public transit
service within Pepperell.



Promote sustainable
transportation
alternatives that reduce
vehicle travel and
greenhouse gas emissions
to help address climate
change.

Northern Middlesex Regional Transportation Plan, 2020-2040, Northern Middlesex Council of Governments,
July 2019
6 FY 2020-2024 Transportation Improvement Program, Northern Middlesex Council of Governments, June
2019
5
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EXISTING CONDITIONS
The Town of Pepperell is located in northern Massachusetts east of Townsend and west of
Dunstable. The Town borders Hollis and Brookline, New Hampshire to the north and
Groton to the south. While Pepperell is not directly served by a limited access highway, it is
reasonably close to Route 3 via Routes 111 and 113, and access to I-495 is available via
Route 119.
State-numbered routes and local roadways are the basis of the town’s transportation
infrastructure and are vital to its economic growth and prosperity. Roadways are classified
according to their function and purpose, in a hierarchy based on mobility and access, as
outlined in guidelines established by the Federal Highway Administration7 (FHWA).
Functional classification is the process by which streets and highways are grouped into
classes according to the character of traffic that they are intended to serve. There are three
general highway functional classifications: arterials, collectors, and local roads. In
Massachusetts, arterials can be further classified into interstates, principal arterials and
minor arterials, based on the mobility and access provided by the roadway. Table 4.1
summarizes the number of centerline miles by main functional class for Pepperell’s
roadway network. The 28.65 miles of roads in Pepperell classified as arterials and
collector roads are eligible for Federal construction funding through the Northern
Middlesex Regional Transportation Improvement Program (TIP).
Table 4.1: Roadway Centerline Miles by Functional Classification
Roadway Functional Class

Interstate

Arterial

Collector

Local

Total

Total Centerline Miles

0.00

26.03

2.62

58.74

87.39

Source: MassDOT Roadway Inventory, 2019

Map 4.1 graphically displays the town’s roadway network by functional classification.

ARTERIALS
Arterials are a major conduit for travel and commerce, and help link economic regions and
urban centers. They provide the highest level of service at the greatest speed and for the
longest uninterrupted distance, with some degree of access control. There are
approximately 26 miles of arterial roadway in Pepperell, comprising approximately 30% of
the centerline miles in town. The characteristics of the town’s arterial roadways are
outlined as follows and are summarized in Table 4.2:

Highway Functional Classification Concepts, Criteria and Procedures, Federal Highway Administration, U.S.
Department of Transportation, 2013 Edition.
7
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Route 113 (Lowell Road/Main Street/Townsend Street) – The Massachusetts
Department of Transportation (MassDOT) classifies Route 113 as a principal
arterial, as it is the major east-west route connecting Pepperell with Townsend and
Dunstable.
Route 119 (South Street) – Classified as a principal arterial, Route 119 runs along
the southern end of Pepperell in a general east-west direction, connecting Pepperell
with Townsend and Groton. This roadway serves as a major commuter route and
provides access to I-495 in Littleton.
Route 111 (River Road/Hollis Street/Nashua Road) – Route 111 (River Road) is a
two-lane roadway classified as a minor arterial between Route 119 and Route 113.
At this point, Route 111 (Hollis Street) becomes a principal arterial. At the
intersection of Hollis Street and Route 113, Route 111 (Nashua Road) turns right
and heads toward New Hampshire and is still designated a principal arterial. Route
111 runs in a general north-south direction and many Pepperell residents use this
roadway to access Route 3 in Nashua, NH.
Park Street/Elm Street – Classified as a minor arterial between Shirley Street and
Route 113, Elm Street runs in a general northerly direction to the intersection with
Route 113, where it then becomes Park Street. Elm Street south of Shirley Street is
classified as a collector route. Park Street is classified as a minor arterial running
between Route 113 and Brookline Street. Pepperell Town Hall is located at the
Route 113 intersection with Park/Elm Street. The intersection has two-way stop
control for the Park/Elm approaches and a flashing yellow/red caution signal is
visible for all approaches.
Brookline Street – Brookline Street is classified as a minor arterial running in a
general north-south direction from Route 111 north to Boynton/Bemis Roads.
North of this intersection, Brookline Street is classified as a collector. The roadway
consists of one travel lane in each direction with no sidewalks present. Land uses
along the road are primarily residential.
Canal Street/Mill Street/Hollis Street – These streets are classified as minor
arterials in the Town of Pepperell. Canal Street begins at Route 111 and runs north
to Route 113, where it is renamed as Mill Street. Mill Street continues north to
where it connects to Hollis Street at a skewed stop-controlled intersection. Hollis
Street continues north to the New Hampshire state line. Mill Street has an asphalt
sidewalk running along the eastern side of the road between Route 113 and Groton
Street. North of the Groton Street intersection, a bridge reconstruction project
included the addition of a new concrete sidewalk along the eastern side of the
project area.
Groton Street – Classified as a minor arterial, Groton Street runs in a north-south
direction from Hollis Street to the Groton town line. The roadway consists of one
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travel lane in each direction. The roadway extends through Railroad Square and is
the location of the town’s Covered Bridge. Between Hollis Street and the Covered
Bridge, a four-foot asphalt sidewalk runs along the west side of the road. From the
Covered Bridge south to Lowell Street, a mix of concrete and asphalt sidewalks
exists on both sides of the street. South of Lowell Street, an asphalt sidewalk runs
along the east side of Groton Street through Railroad Square and south of Route 113.
A mix of residences and commercial businesses predominates along the roadway.
East Street – Classified as a minor arterial, East Street runs in a north-south
direction between Route 113 and the Groton town line, where it becomes Nashua
Road. East Street is primarily residential and dominated by single-family homes.

Table 4.2: Summary of Arterial Roadways in Pepperell
Speed Limit
(mph)
25-40

Average
Roadway
Width (ft)
22-28

Sidewalk
Location
Adams Street
to 35
Townsend
Street
None
Route 113 to
Brookline
Street
Route 113 to
25 Park
Street
None

Roadway
Route 113

Class
Principal Arterial/
Minor Arterial

Ownership
Town

Route 119
Route 111

Principal Arterial
Principal Arterial/
Minor Arterial

Town
Town

40-45
20-45

24
22-26

Park Street/ Elm
Street

Minor Arterial

Town

30

22-25

Brookline Street

Minor Arterial

Town

30

24

Canal Street/ Mill
Street/Hollis
Street

Minor Arterial

Town

30

20-24

Route 113 to
Groton Street

Groton Street

Minor Arterial

Town

30

22-24

Town

30

18

In vicinity of
the Covered
Bridge
None

East Street
Minor Arterial
Source: MassDOT Roadway Inventory, 2019

COLLECTORS
Collector roads are generally shorter than arterials and collect vehicles from local roads
and distribute them to arterials. Collector roads make up 3% of all centerline miles in
Pepperell. As shown in Table 4.3, Brookline Street and Elm Street are the only collector
roads in Pepperell.
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Table 4.3: Functionally Classified Collector Roads in Pepperell
Road
From
To
Brookline Street
Bemis/Boynton Street
New Hampshire State Line
Elm Street
Route 111 (River Road)
Shirley Road
Source: MassDOT Road Inventory, 2019

LOCAL ROADWAYS
Local roads consist of all roads not defined as arterials or collectors, and these roadways
provide access to land with little or no through movement. There are approximately 59
miles of local roadway within the Town of Pepperell, accounting for 67% of the town’s
roadway mileage.

UNACCEPTED ROADS
Pepperell has just 0.33 miles of unaccepted streets, also known as private ways. Private
ways are often unaccepted because they do not meet local standards for roadway
construction. The Town’s current policy is to provide snow plowing and minimum essential
maintenance to allow access for public safety purposes. The Town does not receive
funding through the Chapter 90 program to maintain these roadways. Almost all roadways
in Pepperell are accepted and eligible to receive Chapter 90 funding assistance for
maintenance.

JURISDICTION
Ownership of roadways is key to identifying the responsible parties for maintaining and
improving the transportation network. MassDOT owns Route 119, which comprises 4.3%
of the roadway mileage in Pepperell. Table 4.4 below summarizes the ownership status of
roadways in Pepperell. Map 4. 2 highlights roadway ownership in the Town of Pepperell.
Table 4.4: Roadway Centerline Miles by Ownership in Pepperell
MassDOT-owned Town-owned (Accepted) Town-owned (Unaccepted) Total
Jurisdiction
3.79
83.27
0.33
87.39
Source: Massachusetts Department of Transportation (MassDOT), Office of Transportation Planning Road
Inventory Year End Report (March 2018)
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Map 4.1 - Functional Classification of Pepperell Roadways
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Map 4.2: Ownership of Roadways in the Town of Pepperell
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ROADWAY MAINTENANCE
Efficient utilization of limited transportation resources requires adequate maintenance and
preservation of the existing transportation system. Timely and appropriate maintenance is
vital given that construction costs rise annually and local governments find themselves
fiercely competing for funding. In addition, overused, poorly maintained, inadequately lit,
and badly signed and striped roads pose a safety hazard. A sound and thoughtful
maintenance program leads to the long-term sustainability of roadway infrastructure, and
is comprised of the following activities:
 Winter maintenance
 Preservation (resurfacing and crack filling)
 Pavement markings, signs, safety barriers, etc.
 Pavement rehabilitation (restructuring without upgrading nominal load
capacity)
 Pavement upgrading (increasing load capacity, environmental features, and
low cost measures)
 Structural maintenance (bridges, tunnels, etc.)
 Peripheral maintenance (embankments, drainage, shoulders, etc.)
The Town’s Highway Department is responsible for the maintenance of all town-owned
public roads, including snow and ice removal. The department subcontracts roadwork on
an as-needed basis. Paved roadways represent one of the largest capital investments in the
highway budget. Maintaining the paved surface of a large roadway system involves
complex decision-making on how and when to apply surface treatments to best keep the
system performing and operating within the funding constraints facing the community.
NMCOG staff evaluated 84.6 centerline miles of roadway within Pepperell in 2018, as part
of its District Local Technical Assistance (DLTA) program. The analysis showed that 33%
of the roadways evaluated within Pepperell needed no maintenance at the time of
inspection. Another 42% of monitored roadways needed routine or preventative
maintenance to remain in fair to good condition. Roadways in need of rehabilitation
amounted to 21.9 miles or 26% of the network. Table 4.5 summarizes the findings of the
2018 roadway condition inventory. Map 4.3 shows the general recommendations for the
treatment of Pepperell roadways based on the 2018 pavement condition assessment.
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Table 4.5: Pepperell Roadway Condition Inventory by Repair Method

Repair Method
Major Rehabilitation
Minor Rehabilitation
Preventative Maintenance
Routine Maintenance
No maintenance needed at
this time

Remaining Service
Life (RSL) in years
0-4
>4-8
>8-10
>10-12
>12-20

Recommended
Treatment
Rebuild/Thick Overlay
Overlay
Chip Seal/ Crack Seal
Crack Seal
None

Length
(ft.)
50,089
65,744
130,106
54,013
146,719

Length
(Miles)
9.49
12.45
24.64
10.23
27.79

Area (yd2)
107,631
164,095
299,168
120,886
335,792

Total 446,670
84.6 1,027,572
Source: Pepperell Roadway Condition Report, Northern Middlesex Council of Governments, December 2018

Allocating adequate resources for preventive maintenance, such as crack sealing, can
increase the service life for certain roadways, while deferring maintenance, however, can
lead to a need for full depth reconstruction which is far more costly. Pavement
preservation and rehabilitation type projects are initiated by local communities or
MassDOT, and can be funded with federal aid if located on eligible roads. Roadway
reconstruction and maintenance projects must follow certain MassDOT project initiation
and approval processes in order to be eligible for state and federal funding through the
region’s Transportation Improvement Program (TIP). While the TIP process can provide
funding for construction, local communities are still responsible for the costs associated
with design, environmental permitting and right-of-way acquisition.
State funding through the Chapter 90 program can be utilized for roadway improvement
projects. The Chapter 90 Program is funded through the State Transportation Bond Bill and
administered by MassDOT. The funds are apportioned by formula based on local accepted
roadway mileage, employment and population. The FY2020 Chapter 90 allocation
calculation for Pepperell is detailed in Table 4.6.
Table 4.6: Pepperell Chapter 90 Apportionment, FY 2020
MassDOT
2018 Roadway
2010
District
Miles
Population
3
Source: MassDOT

83.27

11,497

2018
Employment

FY 2020
Apportionment

1,638

$418,555

Chapter 90 funds must be utilized for roadway projects, such as resurfacing and related
work, and other incidental work, such as preliminary engineering, State Aid/Consultant
Design Agreements, right-of-way acquisition, shoulders, side road approaches, landscaping
and tree planting, roadside drainage, structures (including bridges), sidewalks, traffic
control, service facilities, and street lighting (excluding operating costs).
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Map 4.3: Pepperell 2018 Pavement Conditions - Recommended Repairs and Maintenance
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BRIDGES
MassDOT utilizes methodologies and standards developed by the American Association of
State Highway and Transportation Officials (AASHTO) to rate all bridges in Massachusetts
based on condition. In Pepperell, there are three crossings of the Nashua River and three
crossings of the Nissitissit River that are currently monitored and rated by MassDOT.
MassDOT inspects and rates each bridge every two years. The inspection rating scale runs
from 0 to 100, with 100 being the best condition possible. Bridges that score low on the
scale are classified as structurally deficient. A structurally deficient condition indicates a
deterioration of significant bridge elements, which may require a restriction in the load
capacity of the bridge. It does not necessarily mean that the bridge is unsafe, but indicates
that repairs should be made before the condition deteriorates further. Presently, there are
no structurally deficient bridges in Pepperell. Table 4.7 provides information on the
condition of all inspected bridges within Pepperell.
MassDOT also inspects nonstructural elements of all bridges to determine overall health of
the bridge. The Bridge Health Index (BHI) rating system provides a comprehensive
overview of the condition of all bridge elements (both structural and nonstructural) and is
reported on a scale of 0 to 100. A score of greater than 85 reflects a good overall health
condition. The Route 119 bridge over the Nashua River is the only structure with a BHI
lower than 85 (54.1).
Table 4.7: Pepperell Bridge Conditions
Functional
Location
Ownership Class
Route 113 (Main
MassDOT
Urban
St.) over Nashua
Arterial
River
Mill St, over
Town
Rural Local
Nissitissit River
Groton St. over
Town
Urban Minor
Nashua River
Arterial

Year built/
rebuilt
1937/1976

Structural
Rating
83.6

Structural
Deficiency
No

Bridge
Health Index
88.9

2012

80.1

No

100

1962/2010

75.4

No

100

Route 111 (Hollis
MassDOT
Urban
1958
St,) over
Arterial
Nissitissit River
Prescott St. over
Town
Urban Local
1994
Nissitissit River
Route 119 (South
MassDOT
Rural Minor
1910/1931
St) over Nashua
Arterial
River Tributary
MassDOT Structural Ratings updated December 2018

81.2

No

99.1

97.8

No

96.9

77

No

54.1
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Mill Street Bridge over the Nissitissit River

COMMUTING PROFILE
A community’s commuting profile is generally influenced by its location within the region,
land use patterns, and availability of transportation infrastructure and services. Though
Pepperell is not served by a limited access highway, it is conveniently located near Route 3
to the east, which provides access to the Boston metropolitan area and to New Hampshire
and points north. Table 4.8 provides an overview of the travel modes used by Pepperell
residents to access employment. The American Community Survey (ACS) journey to work
data collected by the U.S. Census Bureau shows a continued reliance on the singleoccupancy vehicle for commuting, with over 86% of Pepperell residents driving alone to
work. This number is higher than the national average of 76%. Just over 5% of Pepperell
commuters carpool, while 6% of residents work from home, and 1.2% commute using
public transportation for at least a portion of their work trip.
Table 4.8: Mode Choice for Pepperell Residents Who Commute to Work

Mode Choice
Total:
Drove alone
Carpooled
Public transportation (excluding taxicab)

2006-2010 ACS
Number
Percent
6,431
100

2013-2017 ACS
Number Percent
6,296
100

Change
-2.1%

5,396

83.9

5,471

86.9

+1.4%

469

7.3

334

5.3

-28.8%

77

1.2

76

1.2

-1.3%

Bicycle

0

0

0

0

0.0%

Walked

32

0.5

25

0.4

-21.9%

Taxicab, motorcycle, or other means

84

1.3

19

0.3

-77.4%

373

5.8

378

6.0

+1.3%

Worked at home

Source: 2006-2010 and 2013-2017 American Community Survey.
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According to 2013-2017 ACS data, 6,296 Pepperell residents commute to work on a daily
basis, a decrease of 2.1% from 2006-2010 ACS data. Eighty-four percent of Pepperell
commuters work in Massachusetts, with 67% working in Middlesex County. Approximately
15.5% of commuters (975) work outside of the State. Table 4.9 compares commuter data
for Pepperell’s population over time, based on available ACS data.
Table 4.9: Pepperell Workers by Place of Work
2006-2010 ACS
Place of Work
Total:
Worked in Massachusetts
Worked in Middlesex County
Worked outside Middlesex County
Worked outside of Massachusetts
Source: 2006-2010 and 2013-2017 ACS

2013-2017 ACS

Number

Percent

Number

Percent

Percent
Change

6,431

100.0

6,296

100.0

-2.1

5,414
4,514
900
1,016

84.2
70.2
14.0
15.8

5,320
4,212
1,108
975

84.5
66.9
17.6
15.5

-1.7
-6.7
23.1
0.0

The most recent town-to-town commuting data available for Pepperell is found in the
2012-2016 ACS. As shown in Table 4.10, 16.3% of Pepperell residents work within town.
Other popular work destinations include Nashua, NH, and Groton, Lowell, Chelmsford,
Boston, Ayer, Burlington, Littleton, and Tyngsborough, MA. This table includes all
commuter destinations that serve as the place of work for fifty or more Pepperell residents.
Data regarding non-work trips is not available at the community level, but national data
has shown that the growth in the number of trips made for recreation, errands, and
shopping has exceeded the growth in the number of work trips.
Table 4.10: Commuter Destinations for 50 or More Pepperell Residents
Place of Employment

Number of Workers Commuting

Percent of Total Commuters

Pepperell

983

16.3%

Nashua NH

456

7.6%

Groton

360

6.0%

Lowell

316

5.3%

Chelmsford

289

4.8%

Boston

260

4.3%

Ayer

170

2.8%

Burlington

160

2.7%

Littleton

147

2.4%

Tyngsborough

145

2.4%

Woburn

129

2.1%

Concord

128

2.1%

Townsend

120

2.0%
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Table 4.10 (cont’d): Commuter Destinations for 50 or More Pepperell Residents
Place of Employment

Number of Workers Commuting

Percent of Total Commuters

Westford

111

1.8%

Andover

107

1.8%

Leominster

103

1.7%

Waltham

102

1.7%

Cambridge

90

1.5%

Bedford

87

1.4%

Billerica

68

1.1%

Lexington

65

1.1%

Tewksbury

64

1.1%

Shirley

61

1.0%

Worcester

59

1.0%

Acton

57

0.9%

Framingham

57
Total Commuters (including locations not listed) 6,017

0.9%

Source: 2012-2016 ACS

Due to Pepperell’s location, the work commute is relatively long, with over 60% of
commutes averaging over 30 minutes in length. Over 21% of commutes take longer than
60 minutes, an increase of nearly 82% from 2006-2010 numbers. It is clear that Pepperell
residents are spending more time commuting than ever before. It is not possible to
determine from this data whether residents are traveling greater distances or if traffic
congestion and delays are accountable for this shift. Table 4.11 and Figure 4.1 show the
increase in commute times over the past seven years.
Table 4.11: Pepperell Commuter Travel Times
2006-2010 ACS
Commute Time

2013-2017 ACS

Percent
Change

Number

Percent

Number

Percent

6,431

100.0

6,296

100

-2.1

Less than 10 minutes

649

10.1

540

8.6

-16.8

10 to 14 minutes

436

6.8

290

4.6

-33.5

15 to 19 minutes

681

10.6

409

6.5

-39.9

20 to 24 minutes

610

9.5

667

10.6

9.3

25 to 29 minutes

475

7.4

453

7.2

-4.6

30 to 34 minutes

1,118

17.4

1,025

16.3

-8.3

35 to 44 minutes

751

11.7

660

10.5

-12.1

45 to 59 minutes

971

15.1

906

14.4

-6.7

60 or more minutes

740

11.5

1,346

21.4

81.9

Total Workers not working at home

Source: 2006-2010 and 2013-2017 ACS
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Figure 4.1: Percentage of Pepperell Workers by Travel Time to Work
25.0

Percentage of Workers
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minutes

20 to 24
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minutes

35 to 44
minutes

45 to 59 60 or more
minutes minutes
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TRAFFIC VOLUMES
Traffic volumes are monitored through NMCOG’s and MassDOT’s traffic counting programs
and from traffic impact studies prepared for development projects. Generally, the traffic
count programs run from April through October. Historical traffic monitoring efforts show
that the traffic growth within Pepperell increased by approximately 0.39% annually. Map
4.4 (Main Street detail) and Map 4.5 show the location of traffic counts and average daily
traffic volumes on the town’s roadways. Table 4.12 provides a summary of traffic volumes,
traffic growth rates and truck percentages at Pepperell count locations. The growth rates
are calculated for locations with at least three years of volume data, and are shown on an
annualized basis.
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Map 4.4: Traffic Volumes on Pepperell Roadways - Main Street Detail
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Map 4.5: Traffic Volumes on Pepperell Roadways - Full town
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Table 4.12: Average Daily Traffic Volumes on Pepperell Roadways (2011-2018)
Location
Brookline St @ NH State Line
Brookline St S of Boynton St
Canal Rd @ Rte 111 (Nashua Rd)
Cross St N of Main St (Rte 113)
East St @ Groton Town Line
Elm St N of Rte 111 (Nashua Rd)
Elm St S of Rte 113 (Main St)
Groton St @ Groton Town Line
Groton St N of Railroad St
Groton St S of Main St
Groton St S of Tarbell St (Rte 113)
Hollis Street @ NH State Line
Hotel Place W of Groton St
Mill St N of Rte 113 (Main St)
Park St N of Main St
Proctor Rd @ Groton Town Line
Railroad St E of Groton St
Rte 111 (Hollis St) N of Rte 113 (Main St)
Rte 111 (Nashua Rd) @ NH State Line
Rte 111 (River Rd) N of Canal Rd
Rte 111 (River Rd) N of Elm St
Rte 111 (River Rd) N of Rte 119 (South Rd)
Rte 111 (River Rd) S of Rte 113 (Main St)
Rte 113 (Main St) E of Mill St
Rte 113 (Main St) W of Cross St
Rte 113 (Main St) W of Groton St
Rte 113 (Main St) W of Mill/ Canal St
Rte 113 (Main St) W of Pleasant St

ADT
2011

ADT
2012

ADT
2013
1,700

1,500
1,400

ADT
2014

ADT
2015

ADT
2016

ADT
2017

ADT
2018
1,700

Growth
Rate

1,100

4.4
2.3

990
1,400
1,600

1,800

1,900

2,700
9,600
3,500
1,800

Percent
Trucks
4.8

0.62

4.1
0.5

1.85

1.4

3,500
2,000

310
2,200

1.4
5.4

2,800

7,800

410
7,600

6,800

-0.74

7,300

4.9
3.4

3,600
6,000

5,800
3,500
9,100

2,000

3
3.4

8,100

3.3

9,100

4
3.3

11,400
10,100

8,500
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Table 4.12: Average Daily Traffic Volumes on Pepperell Roadways (2011-2018)
Location
Rte 113 (Main St) W of Rte 111 (Hollis St)
Rte 113 (Pleasant St/Dunstable Rd) @ Dunstable/Pepperell
Town Line
Rte 113 (Townsend St) Btwn Shattuck & Bancroft
Rte 113 (Townsend St) W of Park St
Rte 119 (South Rd) @ Groton/Townsend Town Line
Rte 119 (South Rd) E of Rte 113 (Townsend St)
Rte 119 (South Rd) E of Shirley St
Shirley St @ Groton Town Line
Shirley St S of Rte 119 (South Rd)
Tarbell St E of Groton St
Source: NMCOG Traffic Volume Monitoring Program

ADT
2011

ADT
2012
11,600

ADT
2013

ADT
2014

8,700

14,600

ADT
2015

ADT
2016
8,600
8,400
5,800
7,600
13,600

5,800
13,500

ADT
2017

ADT
2018

Growth
Rate

Percent
Trucks
4.3

1.71

2.6
2.2
3.9
4.1

8,800
10,500
1,900

1,800

2.9

7,800
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TRANSPORTATION SAFETY
The Pepperell Police Department provides crash records to the Registry of Motor Vehicles
(RMV) on an ongoing basis. MassDOT and NMCOG maintain a database of all crash data
reported to the RMV. Table 4.13 provides a summary of the total number of crashes that
occurred in Pepperell between 2014 and 2016, the most recent data available. Of the 557
total crashes reported 443 (80%) involved property damage only, 112 (20%) involved
non-fatal injuries (a total of 156 injuries reported) and two involved fatalities.
Table 4.13: Pepperell Crash Summary (2014-2016)

Year

Total
Crashes

Property
Damage Only
Crashes

Injury
Crashes

Total
Injuries

Fatal
Crashes

Number of
Fatalities

2014

173

134

39

53

0

0

2015

165

128

36

46

1

1

2016
219
181
Source: MassDOT Crash Data Record System

37

57

1

1

Figure 4.2: Annual Reported Crashes in Pepperell (2002-2016)

250
204

204

209

212

196

200
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219
173

192
150

216

175

187

199

200

185
165

100
50

0
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2008
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2012

2014

2016

Year
Source: MassDOT Crash Data Record System

Figure 4.2 shows reported crash data trends between 20028 and 2016. The number of
crashes that occur each year remained fairly constant over the fourteen year period.

2002 was the first year Massachusetts began using the current crash data reporting system, requiring local
police to send reports to the RMV. Prior to 2002, the RMV used an Accident Records System for reporting
purposes.
8
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NMCOG staff analyzes crash data for key intersections in Pepperell each year in order to
identify locations with potential safety hazards. Three years of crash data were examined
in order to minimize annual variations created by construction, road closures, weather
events or other factors impacting each location. The equivalent property damage only
(EPDO) method is used to compare locations. In this method, each crash is assigned a
numeric value based on severity. Property damage only crashes are assigned one (1) point,
injury crashes are assigned five (5) points, and fatal crashes are assigned ten (10) points.
The points assigned for each crash are then added to determine the intersection’s EPDO
value. Table 4.14 below summarizes crash data for key intersections from 2014 through
2016.
Table 4.14: Crash Summary at Key Intersections in Pepperell (2014-2016)
Property
Damage
Intersection
Total
Only
Injury
Intersection
Control
Crashes
Crashes
Crashes
13
7
6
Groton St at Mill St
Stop
Route 113 (Main Street) at
20
17
3
Mill/Canal Streets
Stop
Route 119 (South Street) at Rte
16
12
4
111 (River Rd)
Stop
11
6
5
Rte 111 (Nashua Rd) at Mill St
Stop
Rte 119 (South St) at Shirley St
Route 113 (Main Street) at
Park/Elm Streets
Route 119 (South Street) at
Route 113 (Townsend Street)
Rte 111 (Hollis St) at Groton/
Brookline St
Rte 111 (Nashua Rd) at Rte 111
(Hollis St)

Stop

Rte 113 (Main St) at Groton St
Rte 113 (Tarbell St) at Groton
St

Stop

Rte 111 (River Rd) at Elm St

Stop

Stop
Stop
Stop
Stop

Stop

Rte 111 (River Rd) at Canal St
Stop
Source: MassDOT Database and NMCOG Crash Analysis

Fatal
Crashes
0

EPDO
37

0

32

0

32

0

31

12

8

4

0

28

14

12

2

0

22

5

3

2

0

13

7

6

1

0

11

5

4

1

0

9

6

6

0

0

6

5

5

0

0

5

1

0

1

0

5

2

2

0

0

2

When compared with regional and state level data, intersections in Pepperell do not rank
as high crash locations, and therefore are not currently eligible for Federal Highway Safety
Improvement Program (HSIP) funding through the TIP. However, improvement projects at
these intersections may be eligible for inclusion in the TIP under other funding categories.
These intersections will continue to be monitored on an ongoing basis as part of the
NMCOG safety program.
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While three years of data are used to analyze trends for vehicular crashes, more data are
often needed to determine trends in pedestrian and bicycle crashes. A five-year review
(2012-2016) of crashes involving vehicles and pedestrians/bicyclists was undertaken to
identify locations where bicycle and pedestrian safety may be an issue. Of the 969 reported
crashes in Pepperell between 2012 and 2016, six involved bicyclists (0.6%) and seven
involved pedestrians (0.7%), as shown in Table 4.15 below.
Table 4.15: Pepperell Bicycle and Pedestrian Crash Summary, 2012-2016
Total Crashes in Pepperell (2012-2016)
Crashes involving bicycles
Injury crashes
Crashes at intersections
Crashes involving pedestrians
Injury crashes
Crashes at intersections
Source: MassDOT database with NMCOG analysis

Crashes

Percentage

969
6
4
3
7

(0.6% of all crashes)
67%
50%
(0.7% of all crashes)

7
0

100%
0%

Two out of three (66.7%) reported bicycle-involved crashes resulted in injuries. These
incidents often happened at intersections (50%), where more interactions between
vehicles and bicyclists occur.
Pedestrian-involved crashes are similar to bicycle-related incidents in that injuries often
occur. Of the seven (7) crashes involving vehicles and pedestrians, all involved injuries but
none occurred at an intersection.

PUBLIC TRANSPORTATION
Pepperell lies within the Lowell Regional Transit Authority (LRTA) service area. The LRTA
is one of sixteen regional transit authorities across Massachusetts dedicated to increasing
the use of mass transit. In addition to Pepperell, the LRTA service area includes Acton,
Billerica, Carlisle, Chelmsford, Dracut, Dunstable, Groton, Lowell, Maynard, Tewksbury,
Townsend, Tyngsborough, and Westford. The LRTA does not currently operate fixed-route
bus service in Pepperell.
The Pepperell Council on Aging provides senior demand-response transportation service
within the town and to surrounding communities. Transportation is available five days a
week. The one-way fare for this service is $2.50 for an in-town trip and $3.50 for an out-oftown trip. A two-day advance reservation is generally required. Long distance medical
transportation is available to Pepperell residents through the Groton Council on Aging as
part of a cooperative agreement between the two communities.
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Image 1: MBTA Commuter Rail Train At
Lowell Station

MBTA regional commuter rail service to and from
Boston via the Lowell line is available at the Gallagher
Terminal in Lowell. The Lowell line service consists of
twenty-two daily inbound trains operating between 5:35
A.M and 12:10 A.M. Headways9 are 30 minutes during
the peak travel periods, and approximately hourly
during other times of day. In addition to Lowell, the
train stops at North Billerica, Wilmington, Anderson,
Mishawum, Winchester, Wedgemere, and Medford, and
terminates at North Station in Boston. Weekend and
holiday service consists of eight daily round trips

between Lowell and Boston.
The MBTA commuter rail service between Boston and Fitchburg via the Fitchburg line is
available at the Ayer commuter rail station. Between Ayer and Boston, the train stops at
stations in Littleton, Acton, Concord, Lincoln, Weston, Waltham, Belmont, and Cambridge.
Heading west from Ayer, there are commuter rail stops in Shirley, Leominster and
Fitchburg. The Fitchburg line service consists of nineteen daily inbound trains operating
between 4:50 A.M and 10:35 P.M. Headways are approximately 30 minutes during the
peak travel periods and hourly during other times of the day. Weekend and holiday service
consists of seven daily round trips between Fitchburg and Boston.
The Nashua River Rail Trail may be utilized to access the Ayer Commuter Rail station,
thereby providing an automobile-free commute between Pepperell and Boston. Private
bus service (Boston Express) to Boston is available at the MassDOT park-and-ride lot
located on Route 113 in Tyngsborough, just east of Route 3.

PEDESTRIAN AND BICYCLE FACILITIES
In many communities, bicycling and walking have become key factors for measuring a
community’s quality of life. Communities that promote walking and other forms of nonmotorized transportation can reap significant social, environmental and health benefits.
Safe, convenient and comfortable trails, sidewalks, and walkways provide opportunities for
exercise, help people meet and socialize, and provide mobility options for children and
others who do not drive. With the option to walk or bike available to residents, shoppers,
and workers, the number of motorized vehicles on the roadways can be reduced, thereby

"Headway" is the amount of time between transit vehicle arrivals at a stop. A suburban route that has a bus
once an hour would have a 60-minute headway.
9
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decreasing traffic congestion, air pollution, and the need for large parking areas. The
benefits of walking and bicycling are extensive as shown in Table 4.16.
Table 4.16: Benefits of Bicycling and Walking
Benefit Category
Description
Social equity
 Available to all users, regardless of age or economic status
 Provides access to essential services and activities, such as healthcare,
education, employment, shopping, and social activities for those who do not
drive or have access to a vehicle
Environmental
 Positively impacts air quality by reducing trips made by single occupancy
vehicles
and energy
 Increases energy efficiency per passenger mile
Transportation
 Reduces automobile traffic; lessens congestion
 Reduces roadway construction, maintenance , and operating costs
Economic
 Helps achieve personal and community economic goals, such as increased
quality of life, access to employment, education and health care
development
 Is affordable transportation for low-wage workers
 Attracts tourists and new residents to “bikeable” and “walkable”
communities, making locations more competitive in terms of attracting a
talented workforce and spurring investments in private and public
infrastructure
Land Use
 Encourages compact, mixed use development
Health
 Helps to combat obesity, diabetes, heart disease, hypertension and other
health issues
Livability
 Provides opportunities for social interaction, resulting in a greater sense of
community, place, and security

Some of the key groups most likely to walk or bike in Pepperell and the region include the
following:





10

Non-Drivers--Residents who do not possess a driver’s license or cannot drive for
other reasons could benefit from improvements to bicycling and walking options.
Households with no vehicle available--Workers in households without a vehicle are
more likely to walk to work than the overall population. Zero-vehicle housing units
make up 3% of all occupied housing units in Pepperell, which is below the 9%
average for the region overall10.
Youth and Older Adults--Combined, young and older populations represent 37% of
Pepperell’s overall population (24% under age 18 and 13% age 65 and older).
According to the 2013-2017 ACS, over 22% of the region’s population is under age
18, while 14% is age 65 and older.

2013-2017 American Community Survey.
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NON-MOTORIZED TRANSPORTATION AND HEALTHY AGING
Being able to get around using the means of transportation one desires is a fundamental
aspect of healthy aging. Transportation links older adults to essential goods and services,
enables social interaction with family and friends, and provides an element of
independence that is important to physical and emotional well-being. For the older adults
who are not licensed to drive (12% of people 65-69 and 52% of those age 85 and over11),
walking or public transportation may be the only transportation options available. Older
drivers average six trips per week outside their homes, while non-drivers average only two
trips.12 This reduction may have a significant impact on social connections and lead to
depression and other mental health issues.
Walking and/or wheelchair use for daily activities is a valuable means for getting
recommended daily exercise. Walking has numerous health benefits, such as:
 Improving blood pressure;
 Reducing the risk of heart disease;
 Alleviating depression; and
 Significantly reducing the risk of Alzheimer’s.
Walking, however, is more dangerous for older adults than for younger residents. Older
adults are more likely to be hit by automobiles, and are more likely to die as a result of such
accidents. People age 70 and over comprise less than 10% of the nation’s population but
account for 18% of pedestrian deaths.13 Overall, the elderly may be fifteen times more
likely to be injured or killed as pedestrians than as drivers.14 In addition, injuries from falls
are a leading cause of death in older adults. Streets, curbs and sidewalks that have uneven
surfaces, cracks, grade changes and tripping hazards can present a significant health risk
for a community’s senior population.
A public forum was held at the Albert Harris Center on April 22, 2016 to gain an
understanding of the needs, concerns, obstacles, and successes for older adults, in terms of
being physically active within their community. The attendees were asked to identify
issues that are important to them, outline the current obstacles to being physically active,
and to outline the positive aspects of being an older adult in Pepperell. The older adults

Federal Highway Administration, Distribution of Licensed Drivers by Sex and Age, Table DL-20;
http://www.fhwa.dot.gov/policyinformationstatistics
12 Livable Community Indicators for Sustainable Aging in Place, MetLife Mature Market Institute, 2013.
13 Sandra Rosenbloom, The Mobility Needs of Older Americans: Implications for Transportation
Reauthorization, The Brookings Institution.
14 Deborah Howe, Aging as the Foundation for Livable Communities, Routledge, 2012.
11
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participating in the session identified the following as changes that would improve their
quality of life and allow them to be more active within the community:
 Address curb height issues within Railroad Square;
 Address issues of pedestrian safety through improved crosswalks and signage,
particularly in the vicinity of the rotary;
 Develop and publish a map, pamphlet and guidebook showing the location of
Conservation land and walking/hiking trails;
 Address the condition of sidewalks and develop a plan to improve maintenance;
 Provide restrooms on the Nashua River Rail Trail;
 Provide additional transportation options for older adults;
 Create an education initiative for users of the Nashua River Rail Trail emphasizing
safety rules and courtesy;
 Improve the Lowell Street intersection to enhance safety for pedestrians and
motorists;
 Increase police enforcement in a positive fashion, reminding residents and visitors
of the laws pertaining to pedestrian, bicyclist and motorist safety;
 Install benches in the vicinity of Lorden Hardware, at the recreation fields, in
Railroad Square, along Main Street, and along the Nashua River Rail Trail, so that
older adults will have places to rest while walking;
 Remove poison ivy from the edges of sidewalks; and
 Pick up trash along the Nashua River Rail Trail, and remind users not to litter
through signage and other educational opportunities.

COMMUNITY INITIATIVES FOR IMPROVING NON-MOTORIZED
TRANSPORTATION
Enhancing transportation requires community design improvements to help everyone,
including older adults, stay active and healthy in a safe manner. The following measures are
typically utilized to address bicycle and pedestrian needs within a community:
 Evaluate local needs for pedestrian, bicycle and trail access and mobility;
 Create a plan for upgrading existing facilities, establishing future networks,
and obtaining needed funding;
 Develop and maintain pedestrian and bicycle facilities using state and federal
grant funds, and local Community Preservation Act (CPA) funds where CPA
has been adopted;
 Enact local bylaws and subdivision regulations that enhance compact
development and encourage the provision of pedestrian and bicycle
accommodations; and
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Consider pedestrian and bicycle needs within the site plan and subdivision
review processes and in the approval of development projects.

Establishing walkways and bikeways along roadways is only part of what is needed to
create a pedestrian- and bicycle-friendly environment. There are many improvements that
make a transportation system more accessible and hospitable to pedestrians and bicyclists.
Some of these issues can be dealt with by transportation officials, but others require
support from government agencies, non-profits, and citizens in order to bring about
change. Such measures include amending land use regulations, enforcing traffic laws and
having an overall community commitment to creating a more human-scale landscape.

PEPPERELL TRAILS AND WALKWAYS
Map 4.6 shows the town’s existing trail and sidewalk network. When considering
improvements to bicycle and pedestrian facilities, it is important to consider the needs of
all users, including those with physical impairments. Sidewalks should be wide enough to
safely accommodate wheelchairs, and wheelchair ramps at crosswalks should meet the
Americans with Disabilities Act (ADA) standards. ADA sidewalk construction guidance
requires that every sidewalk have a minimum clear width of four feet, assuming it is also
designed with additional considerations. MassDOT’s ADA Section 504 Transition Plan
defines the additional considerations as:
 Four-foot minimum clear width excluding the curb width; and
 Passing areas must be provided where a five-foot minimum sidewalk width is not
available.

ADA COMPLIANCE
In order to meet ADA requirements, care must be taken when designing sidewalks that
have physical barriers built into them such as utility poles, fire hydrants and sign posts. An
unobstructed four-foot path of travel that excludes the curb must be maintained past any
sidewalk obstructions. Adequate width and lack of obstructions are not the only
requirements that need to be met when designing a sidewalk; other factors include
wheelchair accessible ramps, slope of the sidewalk, and the type of construction material
used.

BICYCLE FACILITIES AND PATHS
Currently, Pepperell does not have any designated on-road bicycle facilities. Closed circuit
trails, multi-use paths and walkways can be found in many of Pepperell’s parks and open
space areas. Multi-use paths and greenways offer opportunities not provided by the road
system and can serve as direct commute routes. Multi-use paths may also help to close gaps
in the bicycle network caused by cul-de-sacs or natural barriers. Off-street facilities reduce
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vehicular conflicts, accommodate recreation and commuting bicycle riders, and allow
young, unskilled bicyclists to safely ride away from traffic.
The Nashua River Rail Trail (NRRT) runs through Pepperell in a north-south direction
connecting the town to regional commuter rail (Fitchburg MBTA Line) in Ayer,giving
commuters an alternative to vehicular commuting to Boston. The NRRT is owned and
managed by the Massachusetts Department of Conservation and Recreation (DCR). The
most recent NRRT user counts available were completed in May and July 2014 by NMCOG
staff at Railroad Square. The counts were conducted during a Saturday morning and
afternoon. Table 4.17 compares the Saturday trail counts from 2007 and 2014. Overall,
Saturday trail usage at this location increased by 15%.
Table 4.17: Saturday NRRT Trail Usage at Railroad Square in Pepperell, 2007 and 2014
Time of Day
Number of % of Users
Number of
% of
Percent
Users in 2007*
Users in 2014*
Users
Change
8:00 A.M. – 9:00 A.M.
84
14.5
54
6.9
-21.7
9:00 A.M. – 10:00 A.M.
111
19.2
78
9.9
-17.5
10:00 A.M. – 11:00 A.M.
112
19.4
155
19.7
+16.1
11:00 A.M. – 12:00 P.M.
92
15.9
134
17.1
+18.6
12:00 P.M. – 1:00 P.M.
92
15.9
138
17.6
+20.0
1:00 P.M. – 2:00 P.M.
42
7.3
106
13.5
+43.2
2:00 P.M. – 3:00 P.M.
45
7.8
120
15.3
+45.5
Total
578
100%
785
100%
+15.2
Source: 2014 data provided by NMCOG and 2007 data available on the Friends of Bruce Freeman Rail Trail
website - www.brucefreemanrailtrail.org

Based on the count data collected, the “peak hour” Saturday trail usage in 2007 and 2014
occurred between 10:00 A.M. and 11:00 A.M. As shown in Table 4.18, bicyclists frequented
the NRRT more than other users in both 2007 (78.6%) and 2014 (90%). Joggers increased
most significantly, more than doubling from 2007 to 2014.
Table 4.18: Saturday NRRT Trail Users at Railroad Square by User Type, 2007 and 2014
Trail User Type
2007 Count % of Users 2014 Count % of Users Percent Change
Baby Carriage
4
0.6
2
0.2
-33.3
Bicycle
485
78.6
822
90.0
+25.8
Jogger
17
2.8
36
3.9
+35.8
17
2.8
5
0.5
-54.5
Rollerblade/In-line
Skater
Walker
83
13.5
48
5.3
-26.7
Wheelchair
5
0.8
0
0
-100
Other
6
1.0
0
0
-100
Total
617
100%
913
100%
+19.3%
Source: Source: 2014 data provided by NMCOG and 2007 data available on the Friends of Bruce Freeman Rail
Trail website - www.brucefreemanrailtrail.org
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COMPLETE STREETS
MassDOT requires that bicycle and pedestrian accommodations be included in all federaland state-funded projects. A Complete Street is one that is designed to provide safe and
accessible options for all users of the transportation system – people who walk, bike, and
drive. The Town has adopted a Complete Streets Policy to design a transportation network
that does the following:
 accommodates all users by creating a transportation network that attempts to meet
the needs of individuals using a variety of transportation modes;
 encourages healthy opportunities for Pepperell residents, such as walking and
bicycling instead of driving;
 balances the needs of motorists and public safety vehicles with the environmental
impacts of the transportation network; and
 reduces reliance on motor vehicles and thereby reduces greenhouse gas emissions.
The MassDOT Complete Streets Funding Program was created through the 2014
Transportation Bond Bill, with the intent of rewarding municipalities that demonstrate a
commitment to embedding Complete Streets in policies and practices. The benefits for
participating municipalities include:
 Up to $50,000 in funding for technical assistance to analyze community needs
and develop a Complete Streets Prioritization Plan, and
 Up to $400,000 in funding for construction of Complete Streets infrastructure
projects through an annual competitive grant process.
To be eligible for technical assistance, a municipality must attend training and approve a
Complete Streets Policy, as Pepperell has done. TO be eligible for project implementation
funding, the municipality must also complete a Complete Streets Prioritization Plan, which
includes a targeted investment strategy.
The Railroad Square Traffic Study completed by NMCOG in 2015 outlined the following
recommendations relative to Complete Streets:
 Review and revise all appropriate planning documents, zoning bylaws, procedures,
regulations, guidelines, and programs to integrate Complete Streets principles into
future transportation projects;
 Create a committee of relevant stakeholders to implement a Complete Streets
initiative, and train town staff and decision makers on the Complete Streets
principles;
 Work with MassDOT and NMCOG to maintain a comprehensive inventory of
pedestrian and bicycle infrastructure in order to prioritize projects that eliminate
gaps in the sidewalk and bikeway network;
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Map 4.6: Existing Trail and Sidewalk Network
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Re-evaluate capital improvement plans to encourage implementation of Complete
Streets projects; and
Seek appropriate sources of funding and grants for implementation of Complete
Streets policies.

TRANSPORTATION INFRASTRUCTURE AND CONDITIONS IN
RAILROAD SQUARE
Railroad Square functions as the Town’s primary business district and has the character of
a typical New England mill village. The eastern end of Main Street is composed of numerous
retail establishments, restaurants, and businesses. The Nashua River Rail Trail runs in a
general east-west direction through the Square paralleling Main Street and is popular with
bicyclists, walkers, equestrians, and other users. As a Town gathering place, the Square
hosts festivals, road races and other community events, and is near one of the few covered
bridges in the Commonwealth.
The transportation network within the Square has remained unchanged for decades, even
as the town and the region grew and traffic volumes increased. The community recognizes
that some modifications may benefit traffic flow and help protect the safety of bicyclists
and pedestrians as they travel through the area.
As development and economic investment occurs within the Square, town officials should
strive to achieve the following goals:
 Provide safe bicycle- and pedestrian-friendly streets and facilities to connect the
residential neighborhood with services and jobs;
 Ensure that Railroad Square is a vibrant center of economic activity, with a
character that is consistent with the community and that respects the area’s historic
past, while accommodating growth and change and enhancing quality of life; and
 Promote quality design for commercial and residential areas that considers
transportation, parking, environmental and economic needs of the overall
community.
The Railroad Square Transportation Study put forth several recommendations related to
transportation, including the following:
Bicycle and Pedestrian Recommendations
 Enhance street furniture, such as benches and bike racks, around the trail and near
the Groton Street covered bridge to accommodate walkers and bicyclists;
141 | P a g e






Add an informational kiosk and way-finding signage to enhance pedestrian and
bicyclist awareness of local destinations and events;
Add bicycle racks, improve crosswalks, add parking bump-outs15, and make general
streetscape improvements;
Design and construct all sidewalk facilities to meet ADA standards;
Modify the NRRT crosswalk at Groton Street to include in-roadway lighting to alert
motorists to the presence of trail users preparing to cross.

Parking Recommendations
 Some of the parking areas and sidewalks on Main Street need to be brought up to
ADA standards by addressing the grades on curb cuts and some sections of
sidewalk, and improving handicapped parking and signage.
 Officials should encourage shared access to off-street parking facilities, parking to
the side and rear of buildings, landscape buffers for parking facilities, pedestrian
accommodations and lighting to increase safety.
 In order to preserve parking for business customers, way-finding signage advising
Rail Trail users where to park should be erected throughout the Square.
Possible Design Changes
In an effort to improve the flow of traffic, maximize parking and minimize interactions between
motorized and non-motorized vehicles as well as pedestrians, NMCOG developed a
conceptual design for roadway improvements at Railroad Square, shown on Figure 4.3.
The suggested changes include the following:
 Add a dedicated “left turn only” lane on the northbound side of Groton Street at the
Groton/Main Street intersection. This creates a protected lane for vehicles turning
onto Main Street from the northbound side of Groton Street. The additional road
space on the northbound lane will allow for uninterrupted flow for traffic continuing
northbound on Groton Street past the Main Street intersection.
 Stop signs are already in place on the Nashua River Rail Trail on both sides of the
Groton Street crossing. Placing “Stop ahead” warning signs farther away from the
Groton Street crossing on the NRRT would give bicyclists and trail users additional
time to slow down and come to a complete stop at Groton Street.
 The parking configuration at Railroad Square could be changed from 60 degree
angled parking to 45 degree angled parking. This reduces the width of pavement
needed for entering and exiting maneuvers at each stall. This would also allow for a
separation of parking areas and travel lanes on Main Street. Main Street at the midBump-out” is an umbrella term that can include gateways to neighborhood streets, mid-block street
narrowing or boarding areas for public transit. Extending the sidewalk further into the street increases the
visibility of people on the sidewalk and crossing the street.
15
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block crosswalk is currently 80 feet wide, including parking stalls. NMCOG proposes
creating two 12-foot travel lanes for east and westbound Main Street traffic, which
would leave 56 feet of roadway for 45 degree parking stalls. Line markings or raised
median separating the travel lanes from the parking area and an additional lane
within the parking area for cars backing out and for vehicles searching for parking
could be added. Each parking area would be designated one-way in the direction of
Main Street traffic flow. When leaving, the vehicle would back out and follow the
general direction of through traffic to the end of the parking area, where a widened
area would allow for vehicles to continue in the same direction or to reverse
direction. A few spots would be lost to this concept, but could be accommodated at
the underutilized Nashua River Rail Trail parking lot.
Install a marked bump-out at the northwest and southwest corners of Main Street
and Groton Street. The bump-out would provide protection for vehicles parked at
the parking stalls on the Main Street westbound lane closest to Groton Street, and
would allow for a no-parking buffer, so disabled residents and visitors could access
the ramp leading to the sidewalk. A painted median would be laid out between the
left and right turn lanes on Main Street eastbound. This would give greater
separation between vehicles at the split and allow a safe zone that could house a
stop sign. The bump-out for the right turn lane on eastbound Main Street would
push vehicles further away from the NRRT crossing at Groton Street, giving vehicles
and trail users more time to react to the traffic on Groton Street and on the trail. All
bump-outs could be designed with just pavement markings to allow larger
emergency response vehicles to maneuver the Square safely. It would also provide
for easy snow removal during the winter months.
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Figure 4.3 Railroad Square Conceptual Design
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TRANSPORTATION AND CLIMATE CHANGE
Transportation contributes over 40% of Massachusetts' greenhouse gas emissions, and is
the largest source of air pollution of any sector of the state's economy. Transportation
vehicles and the construction of infrastructure impact the environment through the
generation of greenhouse gas emissions, stormwater runoff, and habitat fragmentation.
Vehicles that run on fossil fuels contribute to air pollution and climate change, while runoff
from roadways can pollute surrounding water resources, including rivers, streams and
drinking water supplies. In addition, transportation infrastructure consumes land and
resources, generates noise and creates visual impacts.
To create a livable and sustainable community, Pepperell will need to focus on promoting
the following transportation alternatives and techniques that reduce vehicle travel and
greenhouse gas emissions; protecting critical transportation infrastructure from the effects
of climate change and flooding; and promoting sustainability by strategically utilizing
transportation facilities to increase access to good jobs, affordable housing, schools, and
safer streets and roads. The Town should also support smart growth development
strategies and plans, as outlined in the Land Use and Zoning Chapter of the Master Plan.
The Commonwealth has set an ambitious zero emission vehicle (ZEV) target, and offers a
variety of policies and programs encouraging the purchase and use of efficient vehicles.
The Commonwealth signed a memorandum with seven states to coordinate ZEV adoption
efforts, and implement a “Multi-State ZEV Action Plan”. Massachusetts has initiated several
programs funded from state and federal sources to provide charging infrastructure,
incentives and education. Examples include a program offering rebates to consumers who
purchase more fuel-efficient models, a clean vehicle grant program for medium- and heavyduty alternative fuel vehicles, and funding to communities to purchase plug-in electric
vehicles and install charging stations.
Shifts in demographics, land-use patterns, and advances in transportation technology over
the next few decades will have profound impacts on how our transportation system
functions, its design, and its spatial extent. As state and local officials shape the future
transportation system to address new demands, future climate conditions should be
considered as part of the planning and decision-making process.
Disruptions to transportation system capacity and reliability can be partially offset by
adaptations. Alternative routes around damaged elements or shifting traffic to undamaged
modes, designing new infrastructure for future climate conditions, asset management
programs, at-risk asset protection, operational changes, and relocating infrastructure
assets that would be too expensive to protect, are among possible adaptation strategies.
145 | P a g e

Pepperell has assessed the vulnerability of its critical infrastructure, including the
transportation network, through the Municipal Vulnerability Preparedness (MVP) process.

PUBLIC INPUT
The public input received relative to transportation infrastructure and travel conditions in
Pepperell is summarized in Table 4.19. This information was compiled from responses to
the written Master Plan survey where residents were asked to rate each category below.
Table 4.19: Summary of Transportation Input from the Written Master Plan Survey
Survey Category
Excellent
Good
Fair
Roadway Maintenance
9.7%
48.4%
34.0%
Traffic Flow
13.2%
61.5%
20.9%
Speed enforcement
13.9%
58.7%
15.7%
11.4%
46.1%
29.7%
Pedestrian accommodations (e.g.,
sidewalks/crosswalks)
Bicycle facilities and accommodations
18.8%
43.5%
21.4%
2.4%
15.0%
10.8%
Transportation services for seniors and
16
disabled residents

Poor
7.3%
3.7%
7.3%
11.4%
5.5%
4.2%

Under Question 7 of the written survey, respondents were asked to identify the three most
critical issues facing Pepperell over the next ten years. Traffic was ranked number six in
the listing of critical issues based on the total number of responses, while road
maintenance came in at number 12. In responding to Question 8, 40% of respondents
indicated that it is very important (27%) or extremely important (13.62%) to increase
available accommodations for non-motorized transportation, such as pedestrians and
bicycles. Just over 31% indicated that providing public transportation is very important or
extremely important. In responding to Question 9, 23% of respondents indicated that if
they were provided with $100 in town funds they would fund additional sidewalks and
pathways.
On April 19, 2018, thirty-seven (37) residents participated in the first public visioning
session, which included a Strengths, Weaknesses, Opportunities and Threats (SWOT)
analysis. The following priorities related to transportation and circulation were identified
through the exercise:
 Strengths
o Network of walking trails
o Covered Bridge
o Nashua River Rail Trail
o Well-maintained roads
16

67.4% were unable to rate these services
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o No traffic lights
Weaknesses
o Safety issues on Route 113 and 119
o Need sidewalks along Route 111
o Transportation for seniors is lacking
o Traffic flow from outside of Pepperell
o Lack of wayfinding signs on Main Street for historic assets
o Pedestrian safety/lack of crosswalks at Railroad Square
o Rotary signage
o Traffic congestion around East and Main Streets
Opportunities
o Improve public transit
o Charging stations for electric vehicles
o Capitalize on “through” traffic
Threats
o Lack of central parking and walkability on Main Street
o Angle parking at Rail Trail is unsafe.

On January 11, 2019 nine Pepperell seniors participated in a SWOT Visioning Session at the
Albert Harris Center. During the session, the following transportation concerns were
identified:
 Need walking track at the town fields;
 There is a lack of bike lanes on local roadways;
 Need public transportation for all Pepperell residents;
 Lack of sidewalk to the Albert Harris Center;
 Bike path is overcrowded and users go too fast;
 Traffic flow in downtown is confusing;
 No benches or restrooms on Rail Trail;
 Straighten out traffic in Railroad Square; and
 Provide additional access to the River with parking.
On October 17, 2019 a Visioning Session on Transportation, Facilities and Services was held
at the Albert Harris Center. In response to the questions posed, participants identified the
following transportation needs in Pepperell over the next ten years:
 Increased service for seniors and disabled residents;
 Expanded hours of operation for Roadrunner Service to medical appointments;
 A need to address liability issues for volunteer drivers willing to transport seniors to
their medical appointments;
 Public transportation access to the Lowell and Ayer commuter rail stations;
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Additional options are needed for school transportation, and the possibility of
utilizing school bus vehicles to meet other transportation needs in town should be
explored;
Investigate the possibility of partnering with Dunstable (through AltaRide) to
provide additional transportation services;
Study the possibility of using private shuttle services;
Implement the Complete Streets program with particular attention on the schools
and commercial areas;
Raise local funds to purchase a van for medical trips; and
Use the senior tax work-off program as a means to offset the cost of drivers.

Visioning Session participants identified the following locations as being most in need of
safety improvements:
 Intersection of Elm St./Park St. and Route 113;
 Park Street due to heavy vehicle traffic;
 The Rail Trail crossings on Main Street and Lowell Street;
 The intersection of Route 119 and River Road;
 The intersection of Main Street and Canal Street;
 The Nashua River Bridge on Main Street where expansion joints and the lack of
shoulders are a hazard for cyclists;
 Sidewalks are needed on Nashua Road to provide pedestrian access to the Albert
Harris Center;
 Speeding enforcement is needed near the Varnum Brook and Nissitissit Schools, and
the intersections and crosswalks in these areas should be studied;
 Speeding enforcement is needed in general, along with traffic calming, particularly
where there are crosswalks;
 The intersections along Mill Street;
 Vegetation needs to be managed on Nashua Road to improve visibility;
 Truck parking impedes sight distances when advancing from Canal Street to Mill
Street;
 Measures are needed to discourage heavy vehicle traffic (trucks)
 The intersection of Elm Street and River Road; and
 Many sidewalks are in poor condition and need repair.
Participants also indicated that benches should be added along the town’s main corridors
and trails, citing Boston’s Age-Friendly Bench Program as an example that Pepperell could
explore. During a mapping exercise, participants indicated priority locations for new
sidewalks, future trail connections, locations for new pedestrian benches and bike racks. As
shown on the maps in Appendix A, priority locations for new sidewalks were primarily
148 | P a g e

along Route 113, Nashua Road, Lowell Street and on roadways in and around Railroad
Square. New trail connections were identified along the B&M rail line (Brookline and Hollis
Branch), in the area around Nissitissit Hill, off Elliot Street, Jewett Street to Heald Orchard,
and Townsend Street to Clark’s Retirement Home Park. Priority locations for benches were
at Heald Pond, the Heald Street Orchard, Park Street near the church and monument, along
the Nashua River Rail Trail, and along Main Street, Canal Street, the Nissitissit Meadows off
Prescott Street, and at Kimball Fruit Farm. Among the locations identified for new bike
racks were the intersection of Townsend Street and Shattuck Street, Town Hall, the Library,
the Covered Bridge, the Albert Harris Center, the Rail Trail, the intersection of Nashua Road
and Hollis Street, and the Community Center.

ISSUES AND OPPORTUNITIES
Maintaining a “rural” feel as Pepperell grows will require balancing safety and convenience
factors with the desire for context-sensitive solutions. The town’s development pattern has
resulted in existing older roadways serving as conduits for local and through vehicular
traffic, and as neighborhood roads. The challenge for Pepperell will be to accommodate a
stated desire for better and safer roadways while preserving the rural qualities valued by
many residents. The previous Koff report should be considered when determining
standards for roadway design and construction.
The lack of a connected system for pedestrian and bicycle transportation was identified
throughout the public involvement process. The Town should establish a committee to
focus on planning initiatives that help close the gap in the network. The town’s roadway
system currently has limited sidewalks and no dedicated bicycle accommodations other
than the Nashua River Rail Trail. During the Master Plan process, the lack of sidewalks and
crosswalks was noted as a significant deficiency. Residents also stated that there is a need
to improve walkability at the schools, in the downtown area, and in the vicinity of the
Albert Harris Center along Nashua Road. Other suggested sidewalk and trail priorities
included sidewalks leading to the Covered Bridge, down Lowell Street to Route 113, and
along Route 111. In addition, the establishment of a trail on the B&M rail corridor was
recommended. Many of Pepperell’s existing sidewalks are in poor condition and need
repair or replacement. Any future improvements should be constructed with ADA
compliance in mind. In addition, pedestrian amenities, such as benches for resting, would
be beneficial, particularly for the town’s older residents.
Additional transportation linkages, through the establishment of bicycle lanes, wide
shoulders, paths, sidewalks, and trail connections, should be pursued in the future, as
resources permit. Implementing such projects will require a multi-faceted funding
approach that includes State grants, private developer contributions, Chapter 90, and
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municipal funds. Participating in MassDOT’s Safe Routes to School and Complete Streets
programs would also move the Town forward in this regard. These initiatives also benefit
public health by promoting an active lifestyle. In order to facilitate the future
establishment of an interconnected pedestrian and bicycle network, the Town should work
to acquire the right-of-way or easements needed for future trail connections.
Pepperell should consider establishing a bike share program. Bike share is a service in
which bicycles are made available for shared use to individuals on a short-term basis for a
price, or free. Many bike share systems allow people to borrow a bike from a "dock" and
return it at another dock belonging to the same system. Docks are special bike racks that
lock the bike, and only release it after a user enters payment information. The user returns
the bike by placing it in a dock, which then relocks it. Some systems are dockless.
Generally, communities contract with a private company which provides the bikes and
operates the service at no cost to the town. The Master Plan Advisory Committee believes
that such a service would be beneficial in terms of the Town’s desire to attract eco-tourists,
particularly those who might be interested in using the Rail Trail.
Pepperell’s Subdivision Regulations were last updated in 2005. As currently written, the
regulations call for sidewalk construction on both sides of the street, one side of the street,
both sides of a portion of a street, or on one side of a portion of the street. The Planning
Board often waives its requirements for new sidewalks. Future revisions to the
subdivision regulations should require pedestrian and bicycle amenities and linkages
whenever possible. Language should also be incorporated allowing the Planning Board to
require the installation of traffic-calming measures where appropriate. The Town should
consider establishing a sidewalk fund, a common practice in many communities, where
developers may donate funding for sidewalk construction in other areas of town if the
Planning Board has waived sidewalk requirements for their projects.
Bicycle and pedestrian safety cannot be entirely addressed by improving bicycle and
pedestrian facilities. Educational initiatives for bicyclists, pedestrians and motorists are
also essential. Paying attention to the needs of children is especially important, since
bicycling and walking are their only means of independent transportation, and children
lack the experience of an adult. Public safety officials and the School District should
collaborate on a safety education program for school-age children. In addition, signage
should be incorporated along the Rail Trail providing clear information to users on trail
etiquette, safety, and other topics related to trail use, such as hours of operation and antilittering policy.
Parking within the downtown has been identified as a significant issue, with businesses
noting that Rail Trail users often park in spaces intended for customers, rather than at the
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designated Rail Trail parking lot located behind the former jail building. In order to
preserve parking for business customers, wayfinding signage advising Rail Trail users
where to park should be erected throughout the downtown. Such information should also
be included on the town and state website. The state website
(https://www.mass.gov/locations/nashua-river-rail-trail) does not identify any locations
for rail trail parking within Pepperell, and the existing parking lot is not shown on the
state’s trail map. The Master Plan Advisory Committee has determined that public
restroom facilities are needed for Rail Trail users. The former jail building should be
explored as a possible location, particularly given its location adjacent to the Rail Trail
parking lot and its proximity to the downtown business area.
Additional parking is also needed at the Town Field and in the area around the monuments
near the rotary. Wayfinding kiosks in the downtown would help visitors locate historic
sites and attractions, amenities, services, and recreation opportunities. Such information
would demonstrate the proximity of these assets and encourage walking within the
downtown area.
The lack of bicycle parking has also been identified as an issue that the Town should
address through its Complete Streets Plan. The Complete Streets Plan should recommend
bicycle parking at the locations identified during the Master Plan public input process,
which are described in greater detail above.
A number of locations with safety concerns have been identified through the public input
process and by town staff. Such locations include the following:
 Intersection of Elm St./Park St. and Route 113;
 Park Street due to heavy vehicle traffic;
 The rail trail crossings on Main Street and Lowell Street;
 The intersection of Route 111 and River Road;
 The intersection of Main Street and Canal Street;
 The Nashua River Bridge on Main Street where expansion joints and the lack of
shoulders are a hazard for cyclists;
 The intersections along Mill Street;
 Truck parking impedes sight distances when turning from Canal Street to Mill
Street;
 The intersection of Elm Street and River Road;
 The intersection of Hollis, Groton and Brookline Streets; and
 The intersection of Mt. Lebanon and Townsend Streets.
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Some of these locations have already been studied, while many others will require further
investigation in order to determine the appropriate mitigation needed. The Town could
request technical assistance through NMCOG’s transportation program, at no cost to the
Town.
Many residents also indicated that speeding enforcement is needed in general along with
traffic calming, particularly where there are crosswalks and pedestrians present, including
areas near the Varnum Brook and Nissitissit Schools. There appears to be a need for
additional crosswalks in Railroad Square and in other locations along the Route 113
business corridor.
It was noted that heavy vehicle traffic has increased on some of the town’s roadways.
Further study is needed to determine whether any of these locations meets the criteria for
a heavy vehicle exclusion based on MassDOT requirements.
Nearly twenty-two (22) miles or 26% of Pepperell’s roadway network is in need of major
repair. Allocating adequate resources for preventive maintenance, such as crack sealing,
can increase the life of certain roadways, while deferring maintenance leads to full depth
reconstruction at a much higher cost. Pepperell relies exclusively on its Chapter 90
apportionment from MassDOT to fund all of its maintenance and construction costs, which
is not nearly enough to keep pace with annual maintenance and repair needs. Pepperell
should consider advancing eligible construction projects through the region’s
Transportation Improvement Program. Using such an approach would require the Town to
fund design, right-of-way acquisition, and environmental permitting, while the Federal
Highway Administration and MassDOT would assume all construction costs.
During the Master Plan process, the need for some form of public transportation to the
commuter rail stations in Ayer and Lowell and to the Tyngsborough Park and Ride lot was
identified by the Committee and during the visioning sessions. In addition, an in-town
circulator may benefit those town residents who do not have access to a vehicle or who are
unable to drive. The possibility of creating a satellite parking lot for those interested in
such shuttle services was also raised. Town officials should open discussions with the
Lowell Regional Transit Authority (LRTA) and request that these issues be further studied
from a feasibility perspective. An appropriate parcel for a future park and ride lot should
also be identified by the Town.
Information obtained from the Council on Aging (COA) shows that the hours of operation
for the Roadrunner are much too limited to adequately accommodate medical
appointments for residents; currently all appointments must be scheduled between 10:30
AM and 1:00 PM. In addition, there are unresolved liability issues that prevent the use of
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volunteer drivers to fill the needs of residents outside of this limited schedule. Town
officials should work with the COA director, the LRTA, state agencies and area legislators to
identify viable solutions for meeting the transportation needs of the town’s senior and
disabled populations. The Town should also investigate opportunities for collaborating
with neighboring towns, such as Dunstable, Groton and Townsend, on providing this
service.
To address the current and future impacts of climate change, Pepperell should encourage
its residents to utilize transportation that minimizes greenhouse gas generation, such as
electric vehicles (EVs). Such vehicles could be purchased as part of the Town fleet and
electric vehicle charging stations could be constructed in convenient locations such as
Railroad Square, the Library, Town Hall, Peter Fitzpatrick School, or the Community Center.
The state and National Grid provide financial incentives to communities for the purchase of
electric vehicles and for EV charging stations.

RECOMMENDATIONS
4.1 - Revisit the recommendations in the Railroad Square Transportation Study and
consider advancing improvements to the area through the region’s Transportation
Improvement Program.
4.2 - Establish a committee to focus on pedestrian and bicycle planning, specifically
the creation of an interconnected network and the implementation of needed safety
improvements.
4.3 - Repair or replace the existing sidewalks that are in poor condition, not in
compliance with ADA requirements, or that contain obstructions, such as utility
poles and sign posts.
4.4 - Add pedestrian benches, pedestrian scale lighting, and other amenities such as
water bottle filling stations and street trees at appropriate locations in order to
encourage walking and bicycling.
4.5 - Continue moving forward with the development of the Complete Street
Prioritization Plan and participate in the Safe Routes to School Program.
4.6 - Consider establishing a bike-share program by contracting with a private
company that provides the bikes and operates the system at no cost to the town.

153 | P a g e

4.7 - Update the town’s subdivision regulations to clarify language regarding
sidewalk requirements, and establish a sidewalk funds where a developer may
make a contribution in the event that a sidewalk requirement is waived for a
specific project.
4.8 - Pepperell public safety officials and the regional school district should
collaborate on a bicycle and pedestrian safety program for school-age children.
4.9 - Address the downtown parking issues by using kiosks and signage to direct
Rail Trail users to the designated parking lot behind the former jail building and by
including such information on the town and state websites.
4.10 - Address the need for parking at the Town Field and in the area around the
monuments at the rotary.
4.11 - Identify an appropriate location for a future park and ride lot.
4.12 - Add bicycle racks at priority locations such as Town Hall, the Library, the
Community Center, the Albert Harris Center, downtown near the Rail Trail, and at
the Covered Bridge.
4.13 - Address safety issues at the intersections listed on page 151.
4.14 - Work with the Police Department to improve speed enforcement at problem
locations, including the areas around the schools.
4.15 - Address the need for additional crosswalks in Railroad Square and at other
locations along Main Street. Install flashing “pedestrian crossing” signs similar to
those in Groton Center.
4.16 - Install signs along the Rail Trail to educate users on trail etiquette, safety, and
other topics related to trail use, such as hours of operation, proper pet waste
disposal practices and anti-littering policy.
4.17 - Study heavy vehicle traffic volumes at problem locations to determine
whether they qualify for a heavy vehicle exclusion based on MassDOT requirements.
4.18 - Consider advancing eligible transportation projects through the region’s
Transportation Improvement Program, whereby the Federal Highway
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Administration and MassDOT would assume construction costs if the town funds
design, right-of-way costs, and permitting.
4.19 - Work with LRTA to study the feasibility of providing peak hour transit service
from Pepperell to the commuter rail stations and the Tyngsborough Park and Ride
lot.
4.20 - Work with the Council on Aging to increase RoadRunner hours of operation
for medical appointments for seniors and disabled residents. Investigate
opportunities to collaborate with adjoining towns to provide this service.
4.21 - Consider purchasing electric vehicles as part of the town fleet, and install
electric vehicle charging stations for use by the town, local residents and visitors.
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5. HOUSING
INTRODUCTION
The Housing Chapter of the Pepperell Master Plan focuses on
the available and potential housing stock in the community, as
well as the demographics of Pepperell residents who benefit
from the community’s housing stock. The Town of Pepperell
has a predominantly single-family housing stock that has
become less diverse over the last 10-20 years. The housing
market plays a major role in the community’s economy and
ability to support the expanding need for municipal services.
Pepperell’s future will depend upon how it addresses the
changing housing needs of its residents and balances the need
for more diverse housing with the quality of life that attracts
people to Pepperell.
This Housing Chapter builds upon the work completed in the
Comprehensive Plan Update for 2007-2016 and the Affordable
Housing Production Plan for 2014-2018 (AHPP). These
documents stressed the need for more affordable housing and,
in particular, affordable housing options for the elderly. This
chapter focuses on the entire housing market in Pepperell, not
just affordable housing, which is addressed through the AHPP.
The opportunities for housing development in Pepperell are
extensive and can address the diverse housing needs of the
community. This section will focus on the numerous housing
opportunities available to address these needs.

HOUSING GOALS
 Promote the creation
and maintenance of
sound, affordable
housing for renters
and homeowners.
 Increase the public’s
awareness of housing
needs through
informational and
education programs.
 Provide additional
housing options for
aging residents and
for those with
disabilities.
 Provide a variety of
housing options with
varying styles and
densities to meet the
needs of all residents.
 Encourage the use of
green design
principles, renewable
energy and energy
efficiency for future
housing construction
and rehabilitation
projects.

The chapter is divided into seven sections: Existing
Conditions, Housing Development and Sales Trends, Housing
Needs, Affordable Housing Efforts, Public Input, Issues and
Opportunities, and Recommendations. The Existing
Conditions section summarizes the Housing Inventory;
Housing Age and Development Type; the Size and Condition of
Housing Units; Occupancy, Tenure and Vacancy Rates; and Housing Turnover. The next
section focuses on New Residential Development, Number of Sales, Median Sales Prices,
Comprehensive Permits, and Infrastructure Limitations Impacting Housing. The Housing

156 | P a g e

Needs section provides a Demographic Profile, which complements the information in the
Land Use and Zoning and Economic Development chapters. The section on Affordable
Housing Efforts principally updates the information in the AHPP. The Public Input section
summarizes the information provided through Visioning Session II and the town-wide
survey. The Issues and Opportunities section identifies critical housing issues facing
Pepperell and outlines opportunities to address those issues. The Recommendations
section summarizes the overall housing recommendations.

EXISTING CONDITIONS
This section provides an overview of the existing conditions of the local housing stock,
including changes in the total number of units, historical development patterns, the size
and condition of the local housing stock, and housing tenure/turnover trends.

HOUSING INVENTORY
According to the 2000 U.S. Census, there were 3,917 housing units in Pepperell, of which
75% were single-family homes. The overall percentage of single-family houses increased
to 81.4% in 2012-2016, as outlined in Table 5.1. Two-family homes (-9.7%), 3-4 units (20.9%) and 5-19 units (-26.1%) decreased between 2000 and 2012-2016, while structures
with 20 or more units increased by 40%. The total number of housing units increased by
16.3% between 2000 and 2012-2016, largely due to the growth in single-family homes.
Table 5.1: Housing Units by Type: 2000 and 2012-2016

Single-Family
2 units
3-4 units
5-19 units
20 or more units
Mobile Home

2,939
288
172
272
70
176

75.0
7.4
4.4
6.9
1.8
4.5

3,706
260
136
201
98
153

81.4
5.7
3.0
4.4
2.2
3.4

Percent
Change
2000-2012/
2016
26.1
-9.7
-20.9
-26.1
40.0
-13.1

Total Housing Units

3,917

100.0

4,554

100.1

16.3

2000
Number of Units per Structure

Number

2012-2016

Percent

Number

Percent

Source: 2000 U.S. Census; 2012-2016 American Community Survey

HOUSING AGE AND DEVELOPMENT TYPE
Utilizing the historical data within the Assessor’s Office, one can compare the residential
properties by land use. According to the Assessor’s data base, there were 3,570 residential
parcels as of March 12, 2018. These residential properties are broken out by land use in
Table 5.2 which shows that 90.5% of the parcels are designated as single-family.
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Table 5.2: Residential Properties by Land Use
Land Use
Number of
Percent of Total
Total Acreage
Average Acreage
Parcels
Parcels
Single-Family
3,231
90.5
7,528
2.3
Two-Family
212
5.9
363
1.7
Three-Family
24
0.7
32
1.3
Condominiums
52
1.5
66
1.3
Apartment Buildings
45
1.3
68
1.5
Group Housing
3
0.1
6
1.9
Mobile Home Park
3
0.1
52
17.3
Total
3,570
100.1
8,115
2.3
Source: Pepperell Assessor’s Fiscal Year 2019 property assessment database (March 12, 2018 extract)

Figure 5.1 below breaks down residential properties by type of housing structure
(determined by land use code) and the period in which the structure was built. This data
reveals that 3,071 residential structures were developed prior to 1960 with single-family
houses comprising 90.6% of residential structures. During the most recent six decades, the
number of residential units increased more than three times what occurred between 1680
and 1960. Housing growth between 1960 and 2000 represented 63.6% of the total.
Figure 5.1: Year Residential Structure was Built

Number of Homes

900
800
700
600
500
400
300
200
100
0

17001899

19001949

19501959

19601969

19701979

19801989

19901999

20002009

2010 or
later

Single-Family

320

244

119

303

629

654

549

275

133

Two-Family

75

46

11

17

46

5

6

4

1

Three-Family

11

10

16

50

16

Condominiums

5

9

Apartment Buildings

16

19

Group Housing

1

3
4

1

4

150

2

3

4

1

Source: Pepperell Assessor's Fiscal Year 2019 property assessment database (March 12, 2018 extract). Note:
Excludes eight properties lacking Year Built information.
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SIZE AND CONDITIONS OF HOUSING UNITS
Using the Assessor’s database, the characteristics of single-family, two-family, three-family,
condominiums, and apartment buildings in Pepperell were analyzed. The specific
characteristics of Pepperell’s housing market are summarized below based on this data.

SINGLE-FAMILY HOUSING UNITS
Historic single-family homes built between 1900 and 1969 have lower assessed values
than those single-family homes built before 1900 or after 1970. This may be due to the
smaller living areas for these homes. It should be noted that weighted averages are used
for the land value, building value and total value shown in Table 5.3. The largest singlefamily homes were built between 2000 and 2009 with an average living area of 2,996
square feet. The number of rooms within the single-family homes has remained consistent,
as has the number of stories per structure.
Table 5.3: Characteristics of Single-Family Homes by Age of Housing Unit

Properties

Land
Value

Building
Value

Total
Value

Lot
Area
(acres)

1680-1899

320

$102,642

$182,451

$291,081

3.3

2,305

2

8

1900-1949

244

$91,945

$145,540

$242,085

1.8

1,744

1

6

1950-1959

119

$94,171

$143,664

$241,169

1.4

1,655

1

6

1960-1969

303

$94,322

$140,646

$237,175

1.3

1,595

1

6

1970-1979

629

$103,506

$174,668

$281,158

1.9

1,948

1

6

1980-1989

654

$110,106

$217,371

$330,692

2.8

2,273

2

7

1990-1999

549

$108,714

$241,628

$352,454

2.6

2,356

2

7

2000-2009

275

$116,802

$315,397

$434,975

2.7

2,996

2

8

2010 or later

133

$103,113

$262,528

$366,258

1.4

2,134

2

7

3,226

$104,680

$204,569

$312,376

2.3

2,156

2

7

Period Built

Total

Living
Area
(sq. feet)

Stories

Rooms

Source: Pepperell Assessor’s Fiscal Year 2019 property assessment database (March 12, 2018 extract)
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TWO-FAMILY HOUSING UNITS
Table 5.4 provides similar information on two-family homes in Pepperell. There were 211
two-family homes identified and compared. More than seventy (70.6%) percent of the
two-family homes were built before 1970. Some of these structures may have originally
been built as single-family homes and then converted to two-family homes, but the data
show the property’s land use code as of March 12, 2018. The total value for two-family
homes continued to increase from 1970 until 2009, and then decreased after 2010 (based
on the one property constructed). It should be noted that weighted averages are used for
the land value, building value and total value in Table 5.4. The living area for two-family
homes significantly increased between 1980 and 2009, and then decreased in the one
structure built after 2010. The number of two-family homes constructed since 1980 has
significantly dropped off, representing only 7.6% of the total.
Table 5.4: Characteristics of Two-Family Homes by Age of Housing Unit
Period
Properties
Land
Building
Total
Lot
Living
Value
Value
Value
Area Area (sq.
(acres)
feet)

Stories

Rooms

1680-1899

75

$95,592

$226,032

$325,696

2.0

2,915

2

8

1900-1949

46

$90,141

$207,759

$301,289

0.9

2,657

2

7

1950-1959

11

$88,555

$169,736

$260,818

1.5

2,072

1

6

1960-1969

17

$94,341

$198,282

$299,100

1.6

2,436

1

7

1970-1979

46

$98,080

$177,885

$277,509

1.2

2,147

1

7

1980-1989

5

$110,060

$257,040

$371,420

3.8

3,024

1

7

1990-1999

6

$114,327

$333,133

$456,377

5.2

3,697

2

11

2000-2009
2010 or
later

4

$116,025

$817,875

$963,900

5.1

4,994

2

9

1

$116,600

$191,000

$323,000

3.0

1,793

2

11

Total
211
$95,841 $221,215 $321,230
1.7
2,668
2
Source: Pepperell Assessor’s Fiscal Year 2019 property assessment database (March 12, 2018 extract)

8

THREE-FAMILY HOUSING UNITS
Table 5.5 provides similar information on three-family homes in Pepperell. There were 24
three-family homes identified and compared. More than eighty-seven (87.5%) percent of
the three-family homes were built before 1950. The total value for three-family homes has
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continued to increase since 1700. It should be noted that weighted averages are used for
the land value, building value and total value in Table 5.5. The living area for three-family
homes increased between 1949 and 1979. No three-family homes have been added since
1979.
Table 5.5: Characteristics of Three-Family Homes by Age of Housing Unit
Living
Land
Building
Total
Lot Area
Area
Period
Properties
Value
Value
Value
(acres)
(sq. feet) Stories Rooms
1700-1899
11
$80,855 $212,991 $294,873
0.4
3,214
2
9
1900-1949
10
$83,800 $245,420 $330,960
1.2
3,007
2
10
1970-1979
3 $110,700 $272,667 $383,533
5.1
4,091
2
13
Total
24 $85,813 $233,963 $320,992
1.3
3,237
2
10
Source: Pepperell Assessor's Fiscal Year 2019 property assessment database (March 12, 2018 extract)

CONDOMINIUMS
There were 255 condominiums identified within the Assessor’s database. Most of these
condominium units built prior to 1980 were converted from single-family, two-family,
three-family or apartment building units. In fact, some of the older condominiums “built”
prior to 1900 have a higher average value than those condominiums built between 1900
and 2010. The total living area has steadily increased from 1980 until today, yet the total
number of condominiums has declined since 2010. It should be noted that weighted
averages are used for the land value, building value and total value in Table 5.6.
Table 5.6: Characteristics of Condominiums by Age of Housing Unit

Period

Land
Value

Properties

Building
Value

Total
Value

Lot
Area
(acres)

Living Area
(sq. feet)

Bldg.
Stories

Rooms

1700-1899

5

n/a

$241,400

$242,740

0.9

1,854

2

6

1900-1949

9

n/a

$146,356

$146,478

0.9

1,422

1

5

1950-1959

4

n/a

$77,125

$77,125

2.0

778

2

2

1960-1969

1

n/a

$188,600

$189,000

n/a

1,281

1

6

1970-1979

4

n/a

$216,675

$218,175

0.9

1,586

2

6

1980-1989

150

n/a

$149,362

$149,517

1.3

1,232

2

5

1990-1999

16

n/a

$218,813

$219,213

3.4

1,796

2

6

2000-2009

50

n/a

$222,136

$222,136

0.8

1,533

2

5

2010 or later
16
n/a $254,731 $254,731
1.3
1,748
2
6
Total
255
n/a $176,376 $176,547
1.3
1,377
2
5
Source: Pepperell Assessor's Fiscal Year 2019 property assessment database (March 12, 2018 extract). Lot area
represents parcel acreage.
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APARTMENT BUILDINGS
There were forty-five (45) apartment buildings identified in the Pepperell Assessor’s
database. The bulk of the apartment buildings were built between 1700 and 1899 and
1900-1949. The largest and most expensive apartment building was built after 2010.
Weighted averages are used for the land value, building value and total value shown in
Table 5.7.
Table 5.7: Characteristics of Apartment Buildings by Age of Housing Unit
Living
Lot
Area
Land
Building
Total
Area
(sq.
Period
Properties
Value
Value
Value
(acres)
feet)
17001899
16
$90,906
$331,594
$424,813
1.2
4,838
19001949
19 $103,521
$307,847
$414,384
0.5
5,290
19601969
2 $480,000 $1,199,450 $1,684,750
7.2 23,678
19701979
3 $378,067
$712,767 $1,092,267
4.3 14,100
19801989
4 $507,325 $1,691,825 $2,212,100
2.3 35,855
2010 or
later
1 $113,400 $1,302,800 $1,416,200
1.5
9,729

Stories

Apartments

2

5

2

5

2

12

2

7

2

9

2

1

Total
45 $170,184
$528,042
$701,804
1.5
9,349
2
Source: Pepperell Assessor's Fiscal Year 2019 property assessment database (March 12, 2018 extract)

6

OCCUPANCY, TENURE AND VACANCY RATES
This section analyzes trends in housing occupancy, ownership and rental tenure, vacancy
rates, and housing turnover. Pepperell has historically had an owner-occupied housing
stock given the predominance of single-family homes. As outlined in Table 5.8, owneroccupied housing units increased from 3,347 units in 2010 to 3,375 units in 2012-2016, or
by 0.8%. Renter-occupied units increased from 751 units in 2010 to 926 units in 20122016, or by 23.3%. Overall, occupied housing units increased by 5%, while the vacancy
rate increased from 5.3% to 5.6%.
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Table 5.8: Housing Tenure (2010 and 2012-2016) in Pepperell
2010
2012-2016
Tenure Status
Number
Percent
Number
Percent
Owner-occupied

3,347

81.7

3,375

78.5

Percent
Change 2010
-2012/ 2016
0.8

Renter-occupied

751

18.3

926

21.5

23.3

4,098

100.0

4,301

100.0

5.0

231

5.3

253

5.6

9.5

4,329

100.0

4,554

100.0

-0.8

Occupied Housing Units
Vacant Units
Total Housing Units

Source: 2010 U.S. Census and 2012-2016 American Community Survey

When one compares the owner occupancy levels in Pepperell with the Greater Lowell
region, there are significant differences. As shown in Table 5.9, the owner occupancy rate
in the Greater Lowell region in 2012-2016 was 69.5% as compared to the Pepperell owner
occupancy rate of 78.5%. Similarly, while Pepperell had a rental occupancy rate of 21.5%
in 2012-2016, the Greater Lowell region’s rental occupancy rate was much higher at
30.5%. The vacancy rates were also significantly different, with Pepperell at 5.6% and the
Greater Lowell region at 4.5% in 2012-2016, reflecting a tighter housing market in the
Greater Lowell region as a whole.
Table 5.9: Housing Tenure in the Greater Lowell Region (2012-2016)
2012 – 2016
Tenure Status

Number of Units

Percent of Total

Owner-occupied

84,228

69.5

Renter-occupied

36,881

30.5

5,441

4.5

121,109

100.0

Vacant
Total Occupied Housing Units
Source: 2012-2016 American Community Survey

HOUSING TURNOVER
Table 5.10 details the number of households established in from “1979 or earlier” to “2015
or later, compared to those established in Dracut, Dunstable, and Tyngsborough. The data
shows that Pepperell (8.48%) households have been in their current homes longer than
Tyngsborough (6.21%), but shorter than Dunstable (10.54%) or Dracut (9.45%). More
than 97% (97.8%) of households in Pepperell have been in their present homes since
before 2015.
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Table 5.10: Year Household Moved into Present Home for Pepperell and Neighboring Communities
Pepperell
Dracut
Dunstable
Tyngsborough
Number

%

Number

%

Number

%

Number

%

12,020

99.99

30,919

100.00

3,310

100.00

12,117

100.00

265

2.20

1,280

4.14

63

1.90

224

1.85

2010 - 2014

2,265

18.84

6,707

21.69

267

8.07

2,620

21.62

2000 - 2009

4,033

33.55

11,071

35.81

1,279

38.64

4,293

35.43

1990 - 1999

3,296

27.42

5,843

18.90

889

26.86

3,026

24.97

1980 - 1989

1,142

9.50

3,096

10.01

463

13.99

1,202

9.92

1979 or earlier

1,019

8.48

2,922

9.45

349

10.54

752

6.21

Total population in
occupied housing
units
2015 or later

Source: 2012-2016 American Community Survey

Figure 5.2 shows the last year of sale for residential properties in Pepperell. Based upon
the Assessor’s database, the data show the majority of the last residential sales (66.9%)
have occurred in the last eighteen (18) years. Single-family homes represented 83.9% of
total sales between 2000 and March 12, 2018, followed by condominiums at 8.4%.
Therefore, even though 8.5 % of Pepperell households have been in their current homes
since 1979 or earlier, there has been a large turnover of properties during this timeframe.
Figure 5.2: Last Year of Sale for Residential Properties

4,000

Number of Homes

3,500
3,000
2,500
2,000
1,500
1,000
500
-

19601969

19701979

19801989

19901999

20002009

2010 or
later

Total by
Type

Single-Family

230

8

238

642

882

1,230

3,230

Two-Family

12

14

41

60

85

212

Three-Family

2

7

7

8

24

10

34

92

119

255

3

4

17

18

45

Condominium Units
Apartment Building

3

Source: Pepperell Assessor's Fiscal Year 2019 property assessment database (March 12, 2018 extract)
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HOUSING DEVELOPMENT AND SALES TRENDS
This section examines trends in housing development and the sales of existing housing
stock in Pepperell. The first subsection indicated that residential permits issued from 2011
to 2017 were primarily for single-family homes, and includes the estimated construction
costs for permitted housing issued since 2012. Within the second subsection, the total
number of housing sales are provided, as well as median sales prices in Pepperell and the
Greater Lowell region. The remainder of the section focuses on the status of
comprehensive permits and the infrastructure limitations to future housing development.

NEW RESIDENTIAL DEVELOPMENT
Table 5.11 and Figure 5.3 show that there were 159 residential permits issued for 160
units of housing between 2010 and 2017. For the most part, the number of permits issued
remained steady over the past eight years, although there was an increase to 40 building
permits and 40 units in 2016. The building permit information did not include housing
conversions or in-law apartments.
Table 5.11: Residential Permits Issued and Units Approved in Pepperell: 2012-2017
Estimated
Construction Cost

Average Est.
Construction Cost
Per Unit

26

$4,849,500

$186,519

13

13

$2,825,000

$217,308

2012

17

17

$3,400,500

$200,029

2013

14

14

$2,720,500

$194,321

2014

15

15

$3,025,000

$201,667

2015

12

12

$3,720,000

$310,000

2016

40

40

$12,112,000

$302,800

2017

22

23

$7,104,000

$308,870

Total

159

160

$39,756,500

$248,478

Year

Total Building
Permits

Total Units
Approved

2010

26

2011

Source: Pepperell Building Department (2012-2017)
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Figure 5.3: Residential Units Permitted by Housing Type: 2010-2017
40
35

Units Permitted

30
25
20
15
10
5
0

2010

2011

2012

2013

2014

2015

2016

2017

SingleFamily
Units

26

13

17

9

15

12

38

21

Condominium

0

0

0

5

0

0

2

0

2 Family Unit

0

0

0

0

0

0

0

2

Source: Town of Pepperell Building Department

NUMBER OF HOME SALES
Table 5.12 and Figure 5.4 show the number of residential sales in Pepperell between 2012
and 2018. During this period, 843 single-family, 99 condominium and 244 “others”
accounted for 1,186 total sales. Single-family home sales comprised 71.1% of the total,
while condominiums comprised only 8.3% of total residential sales between 2012 and
2018. Single-family home sales increased by 52.7% between 2012 and 2016, stayed the
same in 2017, and then decreased slightly in 2018. Condominium sales showed a 46.2%
increase between 2012 and 2015, deceased in 2016 and 2017, and then increased to 20
condominium sales in 2018.
Table 5.12: Residential Sales in Pepperell (2012–2018)
Year

Single-Family

Condominium

Other

All

2012
2013
2014
2015
2016
2017
2018

91
127
106
107
139
139
134

13
17
9
19
12
9
20

26
32
19
26
42
58
41

130
176
134
152
193
206
195

843

99

244

1,186

Total
Source: The Warren Group, 2019
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Figure 5.4: Residential Sales in Pepperell (2012-2018)
250

Number of Sales

200

150
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2012

2013
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2015

2016

2017

2018

Single-Family

91

127

106

107

139

139

134

Condominum

13

17

9

19

12

9

20

Other

26

32

19

26

42

58

41

Source: The Warren Group, 2019

Outlined in Figure 5.5 are the total residential sales in the Greater Lowell region for the
same time period. Housing sales in the region reflect an increase from 2012 to 2016 and
then a slight decrease in 2017 and 2018. Single-family home sales in the region comprised
56% of total residential sales, while condominiums comprised only 26.1% of total
residential sales between 2012 and 2018. Single-family home sales increased by 32.7%
between 2012 and 2016 and then decreased by 4.4% between 2016 and 2018.
Condominium sales showed an increase of 57.6% increase between 2012 and 2016 and a
5.6% decrease between 2016 and 2018. This may reflect a cooling down of the housing
market since 2016.
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Figure 5.5: Home sales in Greater Lowell Region (2012-2018)
6,000

5,000

4,000

3,000

2,000

1,000

0
Single Family

2012

2013

2014

2015

2016

2017

2018

2,023

2,197

2,170

2,321

2,684

2,576

2,567

Condominiums

842

944

997

1,146

1,327

1,198

1,253

Other

646

674

714

734

840

816

852

Source: The Warren Group, 2018

MEDIAN SALES PRICES
Table 5.13 and Figure 5.6 show the change in median sales prices in Pepperell for singlefamily, condominiums and all housing sales between 2012 and 2018 based upon data from
the Warren Group. The median sales price for single-family homes in Pepperell increased
from $242,000 in 2012 to $343,700 in 2018. Similarly, but at a lesser rate, condominium
median sales prices increased from $125,100 in 2012 to $248,750 in 2018. Total median
sales prices increased from $222,550 in 2012 to $339,000 in 2018. These median sales
prices reflect the relative affordable nature of the Pepperell housing market compared to
the rest of the Greater Lowell region.
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Table 5.13: Median Sales Prices in Pepperell (2012-2018)
Year

Single-Family

Condominium

All

2012

$242,000

$125,100

$222,550

2013

$295,000

$160,000

$275,000

2014

$300,000

$224,900

$295,000

2015

$310,000

$189,000

$281,500

2016

$320,000

$191,000

$309,000

2017

$335,900

$241,500

$328,000

2018

$343,700

$248,750

$339,000

Source: The Warren Group, 2019
Figure 5.6: Median Sales Prices in Pepperell (2012-2018)
$400,000
$350,000

Median Selling Price

$300,000
$250,000
$200,000
$150,000
$100,000
$50,000
$0
All

2012

2013

2014
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2018

$242,000 $295,000 $300,000 $310,000 $320,000 $335,900 $343,700

Condominium $125,100 $160,000 $224,900 $189,000 $191,000 $241,500 $248,750
Single Family

$222,500 $275,000 $295,000 $281,500 $309,000 $328,000 $339,000

Source: The Warren Group, 2019

For comparison purposes, the median sales prices for the Greater Lowell region (20112017) are shown in Table 5.14 and Figure 5.7. In addition to this information, the median
sales prices for the Greater Lowell communities from 2014-2017 are provided in Table
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5.15. These data show that Pepperell is at the lower end of the median sales prices for
residential properties, particularly condominiums.
Table 5.14: Median Sales Prices in the Greater Lowell Region (2011-2017)
Year

Single-Family

Condominium

All

2012

$283,554

$180,649

$251,700

2013

$315,337

$202,291

$280,780

2014

$327,198

$214,971

$289,308

2015

$340,550

$214,182

$299,626

2016

$328,756

$222,886

$310,402

2017

$374,699

$229,282

$338,181

$399,506

$243,122

$359,576

2018
Source: The Warren Group, 2019

Figure 5.7: Median Sales Prices for the Greater Lowell Region (2012-2018)
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315,337
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202,291
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Source: The Warren Group, 2019
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Table 5.15: Median Sales Prices in Pepperell and the Greater Lowell region (2015-2018)
2015
Community
Billerica

SingleFamily
$358,000

Chelmsford

2016

$259,000

SingleFamily
$385,000

$373,000

$226,500

Dracut

$286,500

Dunstable

$474,000

Lowell

2018

2017

$270,000

SingleFamily
$418,000

$220,950

SingleFamily
$429,000

$237,450

$385,000

$236,000

$410,500

$257,000

$432,000

$280,000

$172,000

$301,000

$0

$449,900

$169,550

$324,950

$185,000

$352,000

$210,000

$0

$439,950

$0

$525,000

$0

$241,750

$160,000

$252,400

$160,000

$267,650

$180,039

$295,000

$186,000

Pepperell

$310,000

$189,000

$320,000

$191,000

$335,900

$241,500

$343,700

$248,750

Tewksbury

$365,000

$270,000

$382,000

$290,000

$404,900

$307,750

$429,900

$327,000

Tyngsborough

$360,000

$192,822

$379,900

$197,450

$385,000

$232,000

$425,000

$220,000

Westford
Greater Lowell region

$482,500

$295,000

$489,000

$363,250

$532,000

$361,500

$575,000

$385,000

$340,550

$214,182

$328,756

$222,886

$374,699

$229,282

$399,506

$243,122

Condos

Condos

Condos

Condos

Source: The Warren Group, 2019

COMPREHENSIVE PERMITS
The Massachusetts Comprehensive Permit Law (Chapter 774 of the Acts of 1969 or Chapter
40B of the Massachusetts General Laws), enacted in 1969, is legislation designed to
“increase the supply and improve the regional distribution of low-or moderate-income
housing by allowing a limited override of local requirements and regulations which are
consistent with local and regional affordable housing needs”.
Affordability thresholds are calculated annually by the U.S. Department of Housing and
Urban Development (HUD). These thresholds, which are based on a combination of
household income and the total number of individuals living in a given household, are
calculated on a regional basis. In the case of Pepperell, affordability thresholds are based
on household incomes in the Lowell Metro Fair Market Rent (FMR) Area. Table 5.16
represents the adjusted household income limits to determine eligibility for affordable
housing in the Greater Lowell region effective October 1, 2018:
Table 5.16: Adjusted Income Limits by Household Size, Lowell Metro FMR Area, FY 2018
Household Size
Income
Area
FY 2018
Limit
Median
Income Limit
123456Area
Income
Category
Person Person Person Person Person Person
Lowell,
30%MA
Extremely Low $22,150 $25,300 $28,450 $31,600 $34,150 $36,700
HUD
$105,400 50% - Very Low $36,900 $42,200 $47,450 $52,700 $56,950 $61,150
Metro
FMR
Area
80% - Low
$50,350 $57,550 $64,750 $71,900 $77,700 $83,450
Source: https://www.huduser.gov/portal/datasets/il/il2016/2016summary.odn

7Person

8Person

$39,200

$41,750

$65,350

$69,600

$89,200

$94,950
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The Commonwealth of Massachusetts established a 10% affordable housing goal for every
community across the State. Table 5.17 shows the changes in the total number of
affordable housing units for Pepperell and the other communities in the Greater Lowell
region between April 2012 and September 2018. Pepperell had 130 affordable housing
units as of September 2018, or 2%, and needed 303 additional affordable housing units to
meet the 10% goal. When the 2020 U.S. Census is released, there will be higher Year Round
Housing Unit figures for every community, which will increase the affordable housing units
needed to attain the 10% goal.
Table 5.17: Subsidized Housing Inventories in the Greater Lowell Region: April 2012–Sept. 2018
Year Round Subsidized Housing Inventory (SHI) Units
Percent SHI Units
Housing
Community
April
September
April
September
Units% Change
2012
2018
2012
2018
2010
Billerica
14,442
1,186
1,458
22.93
8.21
10.10
Chelmsford
13,741
966
1,323
36.96
9.20
9.63
Dracut
11,318
595
585
-1.68
5.17
5.06
Dunstable
1,085
0
0
NA
0.00
0.00
Lowell
41,308
5,212
5,180
-0.61
12.61
12.54
Pepperell
4,335
122
130
6.56
2.81
3.00
Tewksbury
10,803
1,011
1,048
3.66
9.66
9.70
Tyngsborough
4,166
283
465
64.31
6.79
11.16
Westford
7,671
337
1,055
213.06
4.39
13.75
Region
108,869
9,712
11,244
15.77
8.92
10.33
Source: Massachusetts DHCD, Chapter 40B SHI, April 3, 2012 and September 23, 2018

The specific affordable housing properties in Pepperell as of September 23, 2018 are listed
in Table 5.18.
Table 5.18: Pepperell Subsidized Housing Inventory (SHI) as of September 2018
Project Name

Address

N/A
N/A
N/A
N/A
Mayfield Park
Pepperell Meadows
DDS Group Homes
Emerson Village
Lowell Place

4 Foster Street
8 Foster Street
68 Groton Street
Cottage Street
22-24 Tucker St.
River Road
Confidential
196 Nashua Rd.
131 Lowell Road

Type

Total SHI
Units

Rental
Rental
Rental
Rental
Ownership
Rental
Rental
Ownership
Ownership
Total

51
12
5
2
7
40
5
7
1

Affordability
Expires

Perpetuity
Perpetuity
Perpetuity
Perpetuity
2029
2032
N/A
Perpetuity
Perpetuity

Comprehensive
Permit?

Subsidizing
Agency

No
No
Yes
Yes
No
No
No
Yes
Yes

DHCD
DHCD
DHCD
DHCD
DHCD
RHS
DDS
DHCD
MassHousing

130

DHCD-Massachusetts Department of Housing and Community Development; RHS-Rural Housing Service, USDA;
DDS-Department of Developmental Services

Source: Department of Housing and Community Development CH 40B Subsidized Housing Inventory (SHI) as of
September 23, 2018
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INFRASTRUCTURE LIMITATIONS
This section provides information on the existing sewer and water and infrastructure and
identifies the infrastructure gaps that present barriers to new residential development.
This summary is based on the information provided in the 2014-2018 Town of Pepperell
Affordable Housing Production Plan.

SEWER INFRASTRUCTURE
The Pepperell Wastewater Treatment Plant (WWTP), located at 47 Nashua Road, went
online in 1979. In 2002, the Sewer System District which laid out the boundaries for the
collection system, was formed. The Pepperell WWTP was upgraded from a 0.705 million
gallons per day (MGD) plant to a 1.1 MGD plant in 2004. In 2008-2009 the Town expanded
the sewer system within the District, installing almost 2,600 feet of new main line sewer on
Nashua Road and Mill Street. In 2010 approximately 11,000 feet of new sewer mains were
added along Park, Prescott and Brookline Streets, as well as the “Indian Village” area
(Paiute Place, Cheyenne Road, Simmone Lane, Seminole Drive, and Algonquin Road).
The Town is currently processing approximately 500,000 gallons per day of wastewater
and 2,500 gallons per day of septage. In 2007 and 2008 the Pepperell WWTP received an
Excellence Awards in Operation and Maintenance from the U.S. Environmental Protection
Agency (EPA). The WWTP is currently undergoing a $4.7 million upgrade in part to
address the requirements of the new National Pollutant Discharge Elimination System
(NPDES) discharge permit issued in 2016. The system has more than 1,600 connections,
serving approximately 40 % of the town. The Town is currently renegotiating an intermunicipal agreement (IMA) with the Town of Groton, which enables the WWTP to serve
and maintain about 400 connections in Groton. The Town of Groton has purchased 176,000
gallons per day of capacity to connect the Groton Center area to Pepperell’s plant, and this
capacity may be increased as part of the new IMA. Approximately 60% of Pepperell is
supported by on-site septic systems.

WATER SUPPLY
In 2017, the Pepperell Water Division supplied approximately 248 million gallons of water
through approximately 3,125 service connections with an average of 680,000 gallons per
day. Water is supplied by five gravel-packed wells located on Jersey Street (2 wells), Bemis
Road (2 wells) and Nashua Road. The Nashua Road well went online in 2011 and is
permitted to provide up to 720,000 gallons per day. The Bemis well is currently being
retrofitted with a Green Sands filtration system to reduce excessive levels of iron and
manganese in the water. It is estimated that this upgrade will cost more than $ 7 million.
Fire protection is available throughout the entire water distribution system. An emergency
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water inter-connection to the Town of Townsend is rarely used, but is provided for the
benefit of both towns. The water distribution system currently serves 85% of the town.
There are three reservoirs: (1) a one million gallon underground storage tank on Heald
Street, (2) a 500,000 gallon tank on Mason Street and (3) a 1.5 million gallon standpipe on
Townsend Street. Residences not connected to the public water system are served by
private wells.

HOUSING NEEDS
This section provides an overview of the housing needs of Pepperell residents. The
discussion includes a section on the age distribution of Pepperell residents in 2010 and
2012-2016 and the projected age distribution of Pepperell residents in 2020, 2030, and
2040. This information is important in determining the types of housing necessary to
address Pepperell’s housing needs over the next twenty years. In addition to the existing
and projected age cohorts, there is a discussion on household types and characteristics,
median household income and poverty level guidelines, the disabled population and
population living in poverty, the housing burden in the ownership and rental markets and
foreclosures in Pepperell.

DEMOGRAPHIC PROFILE
The actual and projected population for Pepperell, as well as population trends, are
discussed in the Land Use and Zoning section of this document. However, in order to
determine the types and characteristics of the housing stock in the future, it is important to
analyze the age cohorts within Pepperell’s projected population. The age distribution of
Pepperell residents in 2010 and 2012-2016 is outlined in Table 5.19.
Table 5.19: Age Distribution of Pepperell Residents, 2010 and 2012-2016

Number

Percent

Number

Percent

Percent change
20102012/2016

0-9 years

1,376

12.0

1,565

13.0

13.7

10-19 years

1,830

15.9

1,713

14.2

-6.4

20-24 years

638

5.5

586

4.9

-8.2

25-34 years

953

8.3

1,121

9.3

17.6

35-44 years

1,601

13.9

1,425

11.8

-11.0

45-59 years

3,235

28.1

3,176

26.4

-1.8

60-74 years

1,392

12.1

1,817

15.1

30.5

75+ years
472
4.1
628
Total
Population
11,497
99.9
12,031
Source: 2010 U.S. Census and 2012-2016 American Community Survey

5.2

33.1

99.9

4.6

2010
Age

2012-2016
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Between 2010 and 2012-2016, the overall population increased by 4.6%, but the
percentage change within each age cohort differed significantly. The greatest increase was
in the 75+ age cohort at 33.1%, while the largest decrease was in the 35-44 age cohort at
-11%. These figures would seem to indicate that residents are staying in their houses for a
longer period of time and that there is limited housing available for residents in the 75+
age cohort. The next highest increase by age cohort was in the 60-74 age cohort (30.5%)
which reflects the need for more senior housing in the future. The increase in the 0-9
(13.7%) and 25-34 (17.6%) age cohorts would seem to reflect a need for “starter homes”
and condominiums for young families in the future. Figure 5.8 shows the age distribution
of Pepperell residents in 2010.
Figure 5.8: Age Distribution of Pepperell Residents: 2010

4.1%

12.0%

12.1%

0-9 years
10-19 years
15.9%

20-24 years
25-34 years
35-44 years

28.1%

5.5%

45-59 years
60-74 years

8.3%

75+ years

13.9%

Source: 2010 U.S. Census

As outlined in the Land Use and Zoning section, MassDOT, in consultation with NMCOG,
prepared population projection figures for 2020, 2030 and 2040. These population
projections showed that Pepperell would increase its population by 1.3% by 2020, 2.7% by
2030 and 4.9% by 2040. The projected population in 2040 would be 12,553, which
represents a 9.2% increase from the 2010 population. The age projections are outlined in
Table 5.20.
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Table 5.20: Projected Age Distribution of Pepperell Residents (2020-2040)
2020

Age Groups
0-9 years
10-19 years
20-24 years
25-34 years
35-44 years
45-59 years
60-74 years
75+ years

2030

2040

Number

Percent

Number

Percent

Number

Percent

1,610
1,718
593
914
1,599
3,159
1,672
383

13.82
14.75
5.09
7.85
13.73
27.12
14.35
3.29

1,709
1,736
541
821
1,920
2,823
1,866
546

14.29
14.51
4.52
6.86
16.05
23.60
15.60
4.56

1,785
1,815
557
802
2,076
2,749
2,025
744

14.22
14.46
4.44
6.39
16.54
21.90
16.13
5.93

12,553

100.01

Total Population
11,648
100.00
11,962
99.99
Source: Projections developed by MassDOT in consultation with NMCOG

Percent
Change
2020 –
2040
10.87
5.65
-6.07
-12.25
29.83
-12.98
21.11
94.26
7.77

Based upon these projections, the 75+ (81.03%) and 60-74 (16.87%) age cohorts showed
the greatest increases, reflecting the aging of Pepperell’s population and the need for more
elderly housing in the future. With the 8.03% increase in the 0-9 age cohort, there still may
be a need for more starter homes and condominiums, even though the 25-39 age cohort is
only projected to increase by 3.6%.

RACE AND ETHNICITY
In 2010, the majority of Pepperell residents (96.4%) identified themselves as White, while
the minority population was comprised of Black or African American (0.5%), American
Indian and Alaska Native (0.2%), Asian (1.2%), Native Hawaiian or Other Pacific Islander
(2 residents) and Some Other Race and Two or More Races (1.7%). The Hispanic or Latino
population consisted of 194 residents or 1.7% of the total population, as shown in Table
5.21.
Table 5.21: Racial and Ethnic Diversity of Residents (2000 - 2010)
2010
2013-2017
Racial/Ethnic Category
Population
Percent Population Percent
White
11,082
96.4
11,347
94.2
Black or African American
60
0.5
141
1.2
American Indian and Alaska Native
20
0.2
0
0.0
Asian
134
1.2
246
2.0
Native Hawaiian and Other Pacific
2
0.0+
0
0.0
Islander
199
1.7
315
2.6
Some Other Race and Two or More Races
Total Population
11,497
100.0
12,049
100.0
Hispanic or Latino (All races)
194
1.7
315
2.6
Source: 2000 U.S. Census 2013-2017 American Community Survey

Percent Change
2010-2013/2017
2.4
135.0
83.6
-58.3
4.8
62.4
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Based upon the 2013-2017 American Community Survey, the population in Pepperell
increased by 4.8% between 2010 and 2013-2017. The White population increased by
2.4%, but its overall share of the population decreased to 94.2% from 96.4%. Significant
increases were seen in the Black or African American (135%), Asian (83.6%) and Some
Other Race and Two or More Races (58.3%) categories. The minority share of the
population increased by 2.2% between 2010 and 2013-2017. The Hispanic or Latino
population increased by 62.4% and its share of the overall population increased from 1.7%
in 2010 to 2.6% in 2013-2017. Despite increases in the minority population, Pepperell
remains a racially homogeneous community.

RESIDENTS WITH DISABILITIES
The total number of disabled residents in Pepperell, according to the 2012-2016 American
Community Survey, was 1,171 residents, or 9.7% of the total population. As shown in
Table 5.22, the majority of disabled residents (56%) were between 5 and 64 years old. The
types of disabilities ranged from an ambulatory difficulty (43.9%), to an independent living
difficulty (35.1%), hearing difficulty (31.5%), cognitive difficulty (31.3%), vision difficulty
(22.1%), and self-care difficulty (14.9%). As noted in Table 5.22 and Figure 5.9, residents
may report more than one disability.
Table 5.22: Characteristics of the Disabled Community in Pepperell: 2012-2016
Age Group and Disability Status
Total Number
Percent of Residents with
Disabilities
Under 5 years old
0
0.0
5-17 years old
99
8.5
18-64 years old
556
47.5
65+ years old
516
44.1
Total Number of Disabled Residents
1,171
100.0
With a hearing difficulty (all ages)
369
31.5
With a vision difficulty (all ages)
266
22.7
With a cognitive difficulty (all ages)
367
31.3
With an ambulatory difficulty (all ages)
514
43.9
With a self-care difficulty (all ages)
174
14.9
With an independent living difficulty (all ages)
411
35.1
Source: 2012-2016 American Community Survey. Residents may report more than one disability

Disabled residents often have unique housing needs, both in terms of the physical design
and accessibility of the homes and their cost relative to a fixed or limited income. For this
reason, the Housing Section of the Master Plan and the Housing Production Plan should be
sensitive to the specific needs of the disabled community and incorporate their issues into
the goals and strategies for future housing production.
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Number of
Residents

Figure 5.9: Disabilities Reported for Pepperell Residents (2012-2016)
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Source: 2012-2016 American Community Survey

HOUSEHOLD AND HOUSEHOLD TYPES
According to the U.S. Census Bureau, a household consists of all the people who occupy a
housing unit (e.g. house, apartment, single room). A household includes the related family
members and all the unrelated people, if any, such as lodgers, or foster children who share
the housing unit. A person living alone in a housing unit, or a group of unrelated people
sharing a housing unit, is also counted as a household. The count of households excludes
group quarters.
Household growth rates in both Pepperell and the Greater Lowell region experienced a
slow-down between 2000 and 2010, but household growth in Pepperell is expected to
increase from 9.1% in 2010 to 14.1 % in 2020, as outlined in Table 5.23. The household
growth rate in the Greater Lowell region will increase at a slightly lower rate from 5% in
2010 to 8.8% in 2010. Between 2020 and 2040, Pepperell is projected to have a 15.7%
household growth rate, which will maintain its share of the region’s total households
between at between 4.2% and 4.4%.
Table 5.23: Total Number of Households (2000-2040)
Pepperell

Greater Lowell Region

Pepperell Households

Percent
as a Percent of the
Households
Households Percent Change Region
Change
2000
3,847
12.0
99,342
10.2
2010
4,197
9.1
104,022
5.0
2020
4,788
14.1
113,223
8.8
2030
5,252
9.7
119,635
5.7
2040
5,569
6.0
125,795
5.1
Source: 2000 and 2010 U.S. Census. Projections developed by Mass DOT in consultation with NMCOG. Growth
rates apply to the periods: 1990-2000, 2000-2010, 2010-2020, 2020-2030, and 2030-2040.
Year

3.9
4.0
4.2
4.4
4.4

Households are divided into two categories: family and nonfamily. In a family household,
those who occupy a housing unit are related by birth, marriage or adoption, whereas in a
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nonfamily household, those who occupy a housing unit are not related (e.g. roommates).
As outlined in Table 5.24, family households comprised 74.2% of all households in 2010,
but has since decreased to 73.6% according to the 2012-2016 ACS data.
Table 5.24: Household Types (2000, 2010 and 2012-2016)
2000
2010
Household Type
Number Percentage
Number Percentage
Family households
3,016
78.4
3,116
74.2
Nonfamily households
831
21.6
1,081
25.8
Total
3,847
100.0
4,197
100.0
Source: 2000 and 2010 U.S. Census. 2012-2016 American Community Survey

2012-2016
Number Percentage
3,164
1,137
4,301

73.6
26.4
100.0

The U.S. Census also provides a summary of the head of household age distribution in
Pepperell’s households. In 2000, the majority of head of households in both family and nonfamily households were between the ages of 35 and 64. More than seventy percent (72.8%)
of head of households in family households and more than fifty percent (52.3%) of head of
households in nonfamily households were in this age category as shown in Table 5.25.
From 2000 to 2010, the number of family and nonfamily households in the two older
cohorts (35-64 and 65+) increased, while the number in the youngest age cohort (34 and
younger) decreased. Between 2010 and 2012-2016, the family and nonfamily households
in the 65 years and older category increased, while the 35 years and under family and
nonfamily households decreased. The family households in the 35-65 age cohort
decreased from 78.2% in 2010 to 74.2% in 2012-2016, while the nonfamily households in
this age category remained the same.
Table 5.25: Head of Household Age Distribution (2000, 2010 and 2012-2016)
2000

Household Type
Number

2010

Percentage

Number

Family households
18.1
273

Percentage

2012-2016
Number
Percentage

8.8

264

8.3

72.8
2,438
78.2
9.1
405
13.0
100.0
3,116
100.0
Nonfamily households
34 Years and Under
155
18.7
146
13.5
35-64 Years Old
435
52.3
613
56.7
65 Years and Older
241
29.0
322
29.8
Total
831
100.0
1,081
100.0
Source: 2000 and 2010 U.S. Census; 2012-2016 American Community Survey.

2,347
553
3,164

74.2
17.5
100.0

101
613
423
1,137

8.9
53.9
37.2
100.0

34 Years and Under

547

35-64 Years Old
65 Years and Older
Total

2,195
274
3,016
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According to the 2012-2016 American Community Survey, Pepperell’s households tend to
be smaller than in surrounding communities. As outlined in Table 5.26, family households
typically contain two, three or four people, and only 14.2% of family households contain
five or more people. Nonfamily households contain only one or two people. There were no
nonfamily households containing more than two people.
Table 5.26: Household Size – Family and Nonfamily (2012-2016)
Household Size
(Number of People)
Household Type
1
2
3
4
5
Family Households
Number in each category
0 1,172
688
856
311
% in each category

0

Number in each category

921

% in each category
Total Households

81.0
921

37.0
21.7
27.1
Nonfamily Households
216
0
0
19.0
1,388

0
688

0
856

Total
6

7+

91

46

9.8

2.9

1.5

0

0

0

0
311

0
91

0
46

3,164
(74.2)
100.0
1,137
(25.8)
100.0
4,301
(100.0)

Source: U.S. Census Bureau, 2012-2016 American Community Survey

As shown in Table 5.27, Pepperell’s family households are becoming increasingly diverse.
Married couples increased from 2,520 households in 2000 to 2,546 households in 20122016, although their overall share decreased from 78.4% to 73.6%. Married couples with
related children decreased from 56.5% to 43.8% during this span. Male householders
without a spouse decreased from 128 households to 112 households, while female
householders without a spouse increased from 368 households in 2000 to 508 households
in 2012-2016. Nonfamily households saw the percentage of people living alone increase
from 80.6% in 2000 to 81.1% in 2012-2016. This trend may indicate an increase in the
number of Pepperell residents who choose to live alone and can afford to do so.
Table 5.27: Household Characteristics: 2000, 2010 and 2012-2016
2000
2010
Household Type
Number Percentage
Number
Percentage
Family Households
3,016
78.4
3,116
74.2
Married - couple family
2,520
83.6
2,527
81.1
With related children under 18 years
1,423
56.5
1,141
45.2
With no related children under 18
1,097
43.5
1,386
54.8
years
Male householder – no spouse
128
4.2
190
6.1
Female householder – no spouse
368
12.2
399
12.8

2012-2016
Number
Percentage
3,166
73.6
2,546
80.5
1,116
43.8
1,430

56.2

112
508

3.5
16.1
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Table 5.27 (cont’d): Household Characteristics: 2000, 2010 and 2012-2016
2000
2010
Number Percentage
Number
Percentage
Household Type
Nonfamily households
831
21.6
1,081
25.8
Householder living alone
670
80.6
850
78.6
Householders 65 and older living
232
34.6
101
11.9
alone
161
19.4
231
21.4
Householder living with others
Total Households
3,847
100.0
4,197
100.0
Source: 2000 and 2010 U.S. Census; 2012-2016 American Community Survey

2012-2016
Number
Percentage
1,135
26.4
920
81.1
413

36.4

215
4,301

18.9
100.0

INCOME
This section examines the median household income in Pepperell and compares it with the
median household income for the Greater Lowell region, Massachusetts and the United
States. Pepperell households are then broken down by income category and a comparison
is made between 2010 and 2012-2016. Finally, the characteristics of the Pepperell
population living in poverty are summarized for 2012-2016. By reviewing this data, we
can determine the percentage of Pepperell residents who may be living in poverty or on a
restricted income.
According to the U.S. Census Bureau, median household income is calculated based on the
income of the householder and all other individuals 15 years old and over in the household.
The median household income for Pepperell increased from $65,162 in 1999 to $84,980 in
2012-2016. Pepperell experienced a lower growth in median household income (30.4%)
than Massachusetts (40.5%), the Greater Lowell region (35.6%) and the United States
(31.9%), as outlined in Table 5.28. When adjusted for inflation, the median household
income in Pepperell decreased by 10.1%, while the median household income for the
following also decreased: United States (-9.0%), Greater Lowell region (-6.5%) and
Massachusetts (-3.1%).
Table 5.28: Median Household Income for Selected Geographies: 1999 and 2012-2016
% Change
% Change Inflation
Geographic Area
1999
2012-2016
1999Adjusted
2012-2016
Pepperell
$65,162
$84,980
30.4
-10.1
Greater Lowell Region
$58,472
$79,284
35.6
Massachusetts
$50,502
$70,954
40.5
United States
$41,944
$55,322
31.9
Source: 2000 U.S. Census and 2012-2016 American Community Survey

-6.5
-3.1
-9.0
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In analyzing the median household income in Pepperell, it is useful to determine how the
income is distributed across households. The number of households in the $100,000+
categories significantly increased between 1999 and 2012-2016 as shown in Table 5.29.
Those households in the $10,000-14,900 and $25,000-34,900 categories also increased. All
the other income categories decreased. With the median household income increasing
from $65,162 in 1999 to $84,980 in 2012-2016, there was clearly a shift upward in income
levels for Pepperell households.
Table 5.29: Income Distribution for Pepperell Households in 1999 and 2012-2016
1999
2012-2016
Household Income
Number
Percent
Number
Percent
Less than $10,000
166
4.3
$10,000 - $14,999
83
2.2
$15,000 - $24,999
314
8.2
$25,000 - $34,999
259
6.7
$35,000 - $49,999
572
14.9
$50,000 - $74,999
803
20.9
$75,000 - $99,999
766
19.9
$100,000 - $149,999
562
14.6
$150,000 - $199,999
167
4.3
$200,000 or more
153
4.0
Total
3,845
100.0
Source: 2000 U.S. Census and 2012-2016 American Community Survey

Each year the U.S. Department of Health and Human
Services (HHS) and the U.S. Census Bureau establish
Federal Poverty Guidelines. These income
thresholds vary by family size and composition to
determine who is living in poverty (Table 5.30). If a
family’s total income is less than the family’s
threshold, then that family, and every individual in
it, is considered to be living in poverty. The official
poverty thresholds do not vary geographically, but
they are updated for inflation using the Consumer
Price Index (CPI). The official poverty definition
uses income before taxes and does not include
capital gains or noncash benefits (such as public
housing, Medicaid, and food stamps).

134
148
300
284
388
661
589
991
440
366
4,301

Percent Change
1999 to 2012-2016

3.1
3.4
7.0
6.6
9.0
15.4
13.7
23.0
10.2
8.5
99.9

-19.3
78.3
-4.5
9.7
-32.2
-17.7
-23.1
76.3
163.5
139.2
11.9

Table 5.30: Federal Poverty Guidelines (2019)

Number of
Persons in Family
1
2
3
4

Poverty Guideline
$12,490
$16,910
$21,330
$25,750

5
$30,170
6
$34,590
7
$39,010
8
$43,430
For each
additional person
$4,420
Source: Department of Health and Human
Services
http://aspe.hhs.gov/poverty/13poverty.cfm

Based upon the 2012-2016 American Community
Survey data, 4.9% of Pepperell’s population, or 589
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individuals, are living in poverty. Table 5.31 details the poverty data by age and sex, and
illustrates how poverty impacts every age group and requires a comprehensive effort at the
federal, state and local levels to address the problem through various housing initiatives.
Table 5.31: Characteristics of the Population Living in Poverty in 2012-2016
Number Below Poverty Level Percent of Those in Poverty
Age
Under 18 Years
110
18.7
18 to 64 Years
405
68.8
65 Years and Older
74
12.6
TOTAL
589
100.1
Sex
Male
364
61.8
Female
225
38.2
TOTAL
589
100.0
Total Individuals Living in Poverty
589
5.7
Total Population

12,023

--

Source: 2012-2016 American Community Survey

HOUSING AFFORDABILITY
Public officials generally define affordable housing as that which costs no more than 30%
of a household’s total annual income. Households that spend between 30% and 50% of
their annual incomes on housing and related costs (including basic utilities and fuels) are
said to be moderately burdened, while those spending more than half of their incomes are
considered to be severely burdened. This section analyzes the housing costs for
homeowners and renters in Pepperell in terms of housing burden.

HOUSING BURDEN FOR HOMEOWNERS
Analyzing monthly housing costs for homeowners as a percentage of household income can
identify the housing burdens for Pepperell residents. Homeowners with a mortgage
(29.2%) and those without a mortgage (24.2%) were considered at least moderately
burdened as shown in Table 5.32. In total, 934 households, or 27.7% of Pepperell
households, were moderately burdened by housing costs.
Table 5.32: Monthly Housing Costs as a Percentage of Household Income for Homeowners (2012-2016)
No Burden
Possibly Burdened Moderately Burdened
Pepperell
(< 20)%
(20%-29%)
(30% or more)
Characteristics
Households
Number Percent Number Percent Number
Percent
Households with a mortgage
2,386
1,023
42.9
666
27.9
697
29.2
Households without a mortgage
980
564
57.6
179
18.3
237
24.2
Source: 2012-2016 American Community Survey; data does not include households with zero or negative income.
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RENTAL MARKET
Renters are also burdened by monthly payments. According to the 2012-2016 American
Community Survey, 313 rental households in Pepperell, or 41.7% of Pepperell rental
properties, have a rent payment that creates a moderate burden because it is 30% or more
of their income. Table 5.33 summarizes the gross rent as a percentage of household
income.
Table 5.33: Gross Rent as a Percentage of Household Income (2012-2016)
Number of Rental
Rent as a Percent of Income
Households
Less than 15%
69
15% to 19.9%
88
20% to 24.9%
119
25% to 29.9%
140
30% to 34.9%
44
35% or more
269
Not computed
22
Total:
751
Source: U.S. Census Bureau, 2012-2016 American Community Survey
Due to rounding, the totals may not add up to 100%.

Percent of Rental
Households
9.2
11.7
15.8
18.6
5.9
35.8
2.9
99.9

Fair Market Rents (FMRs) are primarily used to determine payment standard amounts for
the Housing Choice Voucher program, initial renewal rents for some expiring project-based
Section 8 contracts, initial rents for housing assistance payment (HAP), contracts in the
Moderate Rehabilitation Single Room Occupancy program (Mod Rehab), and to serve as a
rent ceiling in the HOME rental assistance program.17 The U.S. Department of Housing and
Urban Development (HUD) annually establishes FMRs for 530 metropolitan areas and
2,045 nonmetropolitan county FMR areas by October 1st. Pepperell falls within the Lowell
MA HUD Metro FMR Area. The 2019 FMR for a single bedroom apartment in the Lowell MA
HUD Metro FMR area was $ 1,179 per month as shown in Table 5.34.
Table 5.34: Fair Market Rent for Lowell, MA HUD Metro FMR Area (FY 2019)
Efficiency
1-Bedroom
2-Bedroom
3-Bedroom
4-Bedroom
Fair Market Rent
$ 1,026
$ 1,179
$ 1,514
$ 1,897
$ 2,047
Source: FY 2019 Lowell, MA HUD Metro FMR Area, HUD Fair Market Rent Documentation System, effective
October 1, 2018

HOME is the largest Federal block grant to State and local governments designed exclusively to create
affordable housing for low-income households. States and localities use HOME grant to fund a wide range of
activities that build, buy, and/or rehabilitate affordable housing for rent or homeownership or provide direct
rental assistance to low-income people.
17
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According to the 2012-2016 American Community Survey, Pepperell had a median gross
rent of $1,177. As shown in Table 5.35, this median gross rent is higher than Lowell and
Tyngsborough, but lower than Billerica, Chelmsford, Dracut, Dunstable, Tewksbury and
Westford.
Table 5.35: Median Gross Rent
Community
Billerica
Chelmsford
Dracut
Dunstable
Lowell
Pepperell
Tewksbury
Tyngsborough
Westford
Source: 2012-2016 American Community Survey

Median Gross Rent
$ 1,288
$ 1,196
$ 1,236
$ 1,375
$1,041
$ 1,177
$ 1,567
$ 1,018
$ 1,727

FORECLOSURES
Based upon data provided by the Warren Group, the foreclosure petitions in Pepperell
from 2011 to 2018 are outlined in Table 5.36. Pepperell experienced its highest number of
foreclosures (37) in 2012. Nearly seven and a half times as many single-family
foreclosures (134) occurred compared to condominium foreclosures (18), during 20112018. The foreclosure trend over the past eight years has been fairly consistent with even
a slight decline in 2013, 2014 and 2018.
Table 5.36: Foreclosure Petitions in Pepperell
Year
Number of SingleNumber of Condominium
Family Foreclosures
Foreclosures
2011
18
1
2012
25
5
2013
10
1
2014
9
1
2015
17
1
2016
22
1
2017
20
4
2018
13
4
Total
134
18
Source: The Warren Group, 2019

Other
Foreclosures
5
7
2
3
4
2
3
0
26

Total
Foreclosures
24
37
13
13
22
25
27
17
178
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AFFORDABLE HOUSING EFFORTS IN PEPPERELL
The Pepperell Affordable Housing Committee worked closely with the Northern Middlesex
Council of Governments in 2013-2014 to develop the Town of Pepperell Affordable Housing
Production Plan for 2014-2018. The Select Board and Planning Board approved the
document for submission to the Massachusetts Department of Housing and Community
Development (DHCD) in May 2014. The document was subsequently approved by DHCD
on August 8, 2014. The document expired on August 7, 2019.
In undertaking this effort, the Committee identified fifty (50) privately-owned sites and
seven (7) publicly-owned sites as potential housing production sites that could generate
250-320 affordable units over the next five years. The affordable housing production
timelines showed that based on Pepperell’s average housing growth (11%) between 2000
and 2010, an additional 239 housing units could potentially be added to the Town’s
housing stock between 2014 and 2018 to reach 4,587 housing units. This would represent
an average growth of 48 housing units per year. It was determined that in order to achieve
the desired 10% goal for affordable housing, 16 of these 48 housing units would need to be
affordable. Based upon these calculations, Pepperell could reach 4.8% by 2018. Under the
0.5% increase scenario, the Town would reach 5.5% by the end of 2018. Under the 1.0%
increase scenario, the Town would reach 7.9% by the end of 2018. The Town would also
qualify for “safe harbor” status for one year if it produced 22 affordable units during the
calendar year, or for two years if it produced 43 affordable units during the calendar year.
As of September 23, 2018, Pepperell had 130 affordable units (3%).
Within the 2014-2018 Affordable Housing Production Plan, Affordable Housing Goals and
Strategies were outlined and received the support of the Pepperell Select Board and
Planning Board. These Goals and Strategies are incorporated within this chapter of the
Master Plan to reflect the community support for the development of affordable housing.
The Affordable Housing Goals and Strategies are described in the following sections.

AFFORDABLE HOUSING GOALS AND STRATEGIES
The Town’s Affordable Housing Committee developed a set of goals and strategies to assist
the Town in its efforts to develop affordable housing units. In order to ensure that these
goals and strategies are implemented, it also recommended that they serve as the
framework for the Housing Chapter in any future update of the Master Plan. The goals and
strategies are outlined in no particular order of priority within the following sections.

HOUSING GOALS
1. Provide a variety of housing opportunities that serve all segments of the community,
especially those below 80% of the area median income.
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2. Maintain the rural, residential and historic character of the town through housing
development.
3. Create diverse rental units, in terms of types of units (duplexes vs. multi-family) and
number of bedrooms (three or more), for Pepperell residents.
4. Support the creation of workforce18 housing units and broaden the range of
potential home-buyers and tenants.
5. Develop rental and ownership options for senior citizens, disabled residents and
veterans that allow them to live independently.
6. Encourage new housing development consistent with community character and
identified needs.
7. Update the zoning bylaw, development review processes and permitting policies so
they are clear and consistent.
8. Coordinate the activities of the Affordable Housing Committee, Planning Board,
Select Board and Zoning Board of Appeals to achieve consistency in the
interpretation and administration of affordable housing requirements.
9. Ensure that affordable housing development in Pepperell adheres to the
Commonwealth’s Sustainable Development Principles (see Figure 9).
10. Utilize the DHCD-approved Affordable Housing Production Plan as a management
tool to develop new housing opportunities in meeting the Town’s annual housing
production goals.

HOUSING STRATEGIES
MAINTAIN EXISTING HOUSING AND EXPAND HOUSING OPPORTUNITIES
1. Be proactive in monitoring and maintaining existing affordable housing units.
2. Develop more affordable rental housing (less than 30% of annual income) with the
increased availability of 3- and 4-bedroom units.
3. Encourage re-use or redevelopment of underutilized property.
4. Document the specific needs of Pepperell veterans and construct affordable
veterans housing units that meet those needs. Organizations like the Veterans
Northeast Outreach Center and the local Veteran’s agent can be consulted for
housing assistance.
5. Consider Chapter 61 properties as potential affordable housing opportunities in the
future.

Workforce housing is a term commonly used to describe “housing for the occupations needed
in every community, including teachers, nurses, police officers, fire fighters and many other
critical workers.” This is typically defined as 80-120% AMI. Source: Center for Housing Policy, 2011 http://www.housingpolicy.org/
18
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6. Examine opportunities available under the Chapter 40R Smart Growth Overlay
District.
7. Monitor the level of affordable housing development under the Open Space
Residential Development Bylaw.
8. Incorporate the Affordable Housing Production Plan into future updates to the
Pepperell Master Plan.
9. Work with State agencies and other stakeholders to develop group homes to
provide supported, supervised living arrangements for citizens with mental and
physical disorders.
10. Utilize the Pepperell Affordable Housing Committee to implement the DHCDapproved Affordable Housing Production Plan.
POLICIES, PROGRAMS AND SERVICES
1. Evaluate and revise existing development regulations and guidelines for fairness
and efficiency through the development of an Affordable Housing Permitting Guide
to assist applicants in navigating the review process.
2. Working in conjunction with the Planning Board, Select Board, Zoning Board of
Appeals and other town committees and boards, build upon the approved zoning
changes so as to provide more affordable housing opportunities, such as through
special permits for multi-family units, accessory apartments, assisted living
facilities, and retirement communities.
3. Develop an Inclusionary Housing Bylaw to encourage the development of new
housing that is affordable to low and moderate-income households. Model
Inclusionary Housing Bylaws can be found at:
http://www.mass.gov/envir/smart_growth_toolkit/bylaws/IZ-Bylaw.pdf.
4. Examine the use of Community Preservation Funds to support affordable housing
development with a focus on the following programs and services:
 Community education regarding affordable housing programs;
 First-time home buyer’s assistance program;
 Rental assistance;
 Renovation and sale of properties as affordable unit(s) from town tax lien
properties acquired;
 Purchase of property for use as an affordable housing development;
 Provide betterment to donated buildings and/or land for use of affordable
housing; and
 Partnerships with private developers and public agencies for affordable housing
initiatives that address the housing needs of the community.
5. Support legislative and/or regulatory reforms at the state level that recognize the
efforts of communities like Pepperell to proactively provide “workforce housing” to
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serve households at 80-120% of the area median income (AMI), in addition to
current efforts supporting households earning below 80% of the AMI.
6. Adopt local selection preferences that are consistent with DHCD Affirmative Fair
Housing Marketing Plan (AFHMP) Guidelines and all applicable/ State and Federal
laws/ regulations. The project will justify the extent of the local preference (the
percentage of units proposed to be set aside for local preference), but in no event
will a local preference exceed 70% of the (affordable) units in a project.
 Allowable Preference Categories
(1) Current residents: A household in which one or more members is living in
the city or town at the time of application. Documentation of residency should be
provided, such as rent receipts, utility bills, street listing or voter registration
listing.
(2) Municipal Employees: Employees of the municipality, such as teachers,
janitors, firefighters, police officers, librarians, or town hall employees.
(3) Employees of Local Businesses: Employees of businesses located in the
municipality.
(4) Households with children attending the locality’s schools, such as METCO
students.
EDUCATION
1. Provide affordable housing training and educational opportunities to local Board
and Committee members and staff, including the Affordable Housing Committee.
These training opportunities could include updates on current policies to support
affordable housing (i.e., the Comprehensive Permit Guidelines) and any revisions to
state law or regional opportunities. This will allow boards and committees to
provide guidance to the development community so as to improve the quality of
proposals and result in a more expedited permitting process.
2. Increase public awareness of and support for affordable housing through increased
outreach and public education.
FUNDING
1. Pursue the purchase of units and provide a subsidized buy-down on the purchase
price to qualified first-time homebuyers.
2. Develop local partnerships with developers to utilize the State’s Local Initiative
Program (LIP) as a means to develop “friendly 40B” development projects.
3. Research federal and state grant opportunities for the enhancement of affordable
housing including: HUD’s Housing for the Elderly (Section 202) Program,
Community Economic Development Assistance Corporation (CEDAC) and
Neighborworks Capital (NWC).
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REGIONAL COORDINATION
1. Participate in a Regional Housing Committee to create a Regional Housing Plan for
the Greater Lowell region.
2. Work with non-profit entities, such as the Common Ground Development
Corporation, a subsidiary of Community Teamwork, Inc., and the Coalition for a
Better Acre to develop and manage affordable housing projects.
3. Collaborate with other communities to promote First-Time Homebuyer Program
opportunities in the region and state to make existing homes more affordable.
4. Research and promote Foreclosure Assistance Programs through the State’s
Emergency Homeowners Loan Program (EHLP) or Community Teamwork, Inc. to
help homeowners avoid foreclosure and maintain strong residential neighborhoods.

PUBLIC INPUT
The town-wide written survey generated 525 responses. Question 6C focused on Housing
and was answered by 451 (85.9%) of the respondents. The question asked respondents to
rate how Pepperell addressed the following three housing issues: Diversity of housing
types, Housing affordability, and Available housing options for seniors. A majority of the
respondents rated the Diversity of housing types (65.63%) and Housing affordability
(65.85%) as either Excellent or Good. However, only 13.81% of the respondents ranked
Available housing options for seniors as either Excellent or Good, 32.07% ranked the issue
as either Fair or Poor, and more than 54% (54.12%) were unable to score or were
unfamiliar with this issue.
In response to Question 7: In your opinion, list three of the most critical issues facing
Pepperell over the next ten years, there were a number of responses related to housing.
For example, senior housing (25 responses) and affordable housing (22 responses) were
ranked 5th and 6th in the top twelve responses to this question. Other responses to this
question included maintaining affordability (4 responses), housing for those with
disabilities (1 response), housing (1 response), increasing housing density (1 response),
and increasing pressure from developers (1 response). Second responses included senior
housing (14 responses) and affordable housing (ownership and rental (11 responses),
which ranked 9th and 12th out of the top twelve responses. Other second responses related
to housing included housing (3 responses), 40Bs (2 responses), housing for young families
(1 response), and build smaller homes (1 response). Third responses did not include any
housing issues in the top ten responses, but included as lower priorities affordable
housing/housing costs (7 responses), senior housing (2 responses), diversity of housing
choices (1 response), need a building moratorium (1 response) and need housing for aging
in place (1 response). When the top responses to Question 7 were combined, senior
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housing (40 responses) and affordable housing (40 responses) ranked 8th and 9th out of the
top 15 responses.
At the Pepperell Master Plan Visioning Session II meeting on September 13, 2018,
participants were asked to provide responses to a number of questions related to Land Use
and Zoning, Economic Development and Housing. Outlined below are the responses to the
Housing question:
Question 10: What types of housing will Pepperell need in the future to meet the
needs of its residents, including those with low and moderate incomes, seniors, the
disabled, and young families?
Responses:
1. Single-story housing to live, grow, and age in place.
2. Extend sidewalks.
3. Extend sidewalks on Hollis Street.
In addition to this question, participants were asked to identify areas where higher density
and multi-family housing could be developed. Areas suitable for 2+ acre single-family
housing were identified largely in the western portion of Pepperell. Areas suitable for 1acre single-family housing were largely identified in the central (not the Town Center),
southern and eastern portions of the community. Areas identified for Multi-family housing
were in the town center and the area closest to Dunstable.

ISSUES AND OPPORTUNITIES
The Town of Pepperell should focus on opportunities to diversify its overall housing stock.
The need for elderly housing, housing for those with disabilities, and family housing
remains strong in Pepperell. Housing prices in Pepperell are competitive with those in
adjoining communities and there is available land to develop additional market-rate and
affordable housing. The Town needs to utilize the resources made available by private and
non-profit developers, such as the Coalition for a Better Acre (CBA) and Common Ground
Development Corporation, Inc., the non-profit development arm of Community Teamwork,
Inc. The Town has not addressed its overall need for affordable housing since the Pepperell
Affordable Housing Production Plan (AHPP) was submitted to the Department of Housing
and Community Development (DHCD) in June 2014. The AHPP was approved by DHCD
effective in August 2014. As has been shown in many communities, the diversity of
housing options within a community increases private investment and economic
development.
The Pepperell Affordable Housing Committee oversaw the development of the AHPP, but
did not play a role in the implementation of the AHPP. Within the AHPP, the Town outlined
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a strategy to attain 7.9% of its overall 10% housing goal by 2018. In January 2014, the
Town had been credited with 130 subsidized housing units or 3% of its year-round housing
stock, however, as of September 2018, the Town was credited by DHCD with 130
subsidized housing units or 3% of the housing stock, so no progress was achieved. There
may be several reasons for the lack of progress, but since there was no active Affordable
Housing Committee to implement the AHPP, there has been limited attention paid to this
issue.
The recently reconstituted Affordable Housing Committee will need to work with the
Pepperell Housing Authority and non-profit groups, such as CBA and Common Ground, to
identify public and private funding sources to address the housing needs of the elderly,
young families and veterans. The updated HPP should contain an updated strategy to move
Pepperell closer to its 10% affordable housing goal. This will be even more difficult given
that the 2020 U.S. Census will produce an even higher year-round housing unit figure than
the 2010 U.S. Census did, thereby increasing the number of subsidized units the Town will
need to develop.
In October 2018, the Commonwealth of Massachusetts announced its Housing Choice
Initiative program administered by DHCD. This program represents a partnership between
the State and local communities to encourage the production of more market-rate and
affordable housing units to support a growing economy and provide new housing choices.
The Housing Choice Initiative provides incentives, such as Housing Choice Capital Grants
and priority access to capital funding programs at the state level, including MassWorks,
Complete Streets, MassDOT capital projects and LAND and PARC grants. Designation of
Housing Choice communities is similar to the Green Communities Act, whereby
communities meet specific requirements and are thus designated by DHCD. Communities
must have permitted either 5% (or 500 units) or 3% (300 units plus four of nine Best
Practices) of its year-round housing units over a five-year period to be designated. When
the calculations were performed for Pepperell, the community fell quite short of meeting
the 3% or 5% designation. The Town will need to update its list of residential permits in
subsequent years to determine whether it will qualify. Designation as a Housing Choice
community would benefit Pepperell in terms of accessing public works programs that
could help address its overall infrastructure.
There are additional tools available to the Town, such as Chapter 40R, Inclusionary Zoning
and “friendly” Chapter 40B developments, to increase the number of market-rate and
affordable units in Pepperell. Other communities, such as Reading, have used Chapter 40R
designation to encourage mixed-use development projects adjacent to its commuter rail
station and to develop market-rate housing within walking distance of the train station.
Billerica is examining whether Chapter 40R will help in marketing the North Billerica mill
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properties and make future projects financially feasible for developers. Dracut has
identified five or six sites that could be good locations for Chapter 40R designation, such as
the Navy Yard. Westford is also reviewing the opportunities available under Chapter 40R.
Inclusionary zoning creates an opportunity to increase affordable housing units by building
upon market-rate development projects. “Friendly” Chapter 40B developments provide an
opportunity for developers to work with the Select Board to propose an affordable housing
development that creates affordable housing units, while respecting the character of the
neighborhood. The Town should develop design guidelines for affordable housing that
inform private developers as to what is acceptable from a design and aesthetics
perspective. There may also be a need to examine current policy regarding tax title
properties that could be developed as affordable housing by a non-profit group, such as
Habitat for Humanity.
The Town should consider establishing a Housing Trust that could serve as the financial
arm of the Pepperell Affordable Housing Committee and work with developers to produce
neighborhood friendly projects. The Community Preservation Act (CPA) should be
adopted; those funds could be used initially to start up the Housing Trust, while funds from
developers in lieu of affordable housing units could be utilized to increase available funds
for the creation of affordable units. The Town of Westford actively uses its Affordable
Housing Committee and Affordable Housing Trust to work with private and non-profit
developers to create market-rate and affordable housing units. Stony Brook I and II are
affordable housing projects developed by Common Ground and the Westford Housing
Authority that received active support from the Affordable Housing Committee and
Affordable Housing Trust. Without this support, the projects would not have been able to
move forward. The Pepperell Housing Authority should be encouraged to work with the
Affordable Housing Trust once it is formed in order to determine how each entity’s
resources could be maximized.
There is an opportunity for the Town of Pepperell to be innovative in the way that it
develops its market-rate and affordable housing stock. Given concerns related to climate
change and sustainable development, the Town should reach out to the Enterprise
Community Partners, the Commonwealth of Massachusetts, and private developers to
determine how it could partner with these entities to develop housing that complies with
the Green Communities Initiative. This pilot project would strive to incorporate “green”
concepts into every aspect of the development, including “an integrated design process, the
location and neighborhood fabric, site improvements, water conservation, energy
efficiency, use of materials beneficial to the environment, a healthy living environment and
operations and management”. Examples of these initiatives include the Galen Terrace
Apartments in Washington, D.C., High Point in West Seattle, Washington and the David and
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Joyce Dinkins Gardens in New York City. Given the limited staff capacity at this time, it
would be fruitful to begin the discussion, learn more about the Initiative and reach out to
the State and private developers to see if a pilot project of this type could be developed in
Pepperell.

RECOMMENDATIONS
5.1 - The Pepperell Affordable Housing Committee should continue to work with the
Northern Middlesex Council of Governments to update the 2014-2018 Pepperell
Affordable Housing Production Plan (AHPP).
5.2 - Use the DHCD-approved Housing Production Plan (HPP) as a management tool
to develop new affordable housing opportunities in meeting the Town’s annual
housing production goals.
5.3 - Encourage the production of multi-family rental units as a means of making
progress toward DHCD’s 10% affordability goal, thereby allowing Pepperell to
attain “safe harbor” status.
5.4 - Establish a mechanism to monitor and maintain existing affordable housing
units.
5.5 - Utilize the Pepperell Affordable Housing Committee, the Pepperell Housing
Authority and non-profit developers, such as the Coalition for a Better Acre,
Common Ground Development Corporation, Inc., and Habitat for Humanity, to
develop local affordable housing development capacity.
5.6 - Apply for designation as a Housing Choice Community if the Town meets the
housing production eligibility. If designated, apply for Housing Choice Capital and
Technical Assistance Grants.
5.7 - Utilize state and local funds and other “tools”, such as Chapter 40R,
Inclusionary Zoning and “friendly” Chapter 40B developments, to increase the
supply of affordable housing.
5.8 - Develop design guidelines for affordable housing that provide guidance to
nonprofit and for profit developers.
5.9 - Examine the current bylaw related to tax title properties to see if they may be
developed into affordable housing.
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5.10- Develop an Affordable Housing Trust to partner with the Pepperell Affordable
Housing Committee to work with developers to produce neighborhood friendly
projects.
5.11- Once the Community Preservation Act (CPA) is adopted, finance the Affordable
Housing Trust initially through CPA funds and then use developer funds in lieu of
affordable housing units to increase the availability of funding for future affordable
housing developments.
5.12- Encourage the Pepperell Housing Authority to work closely with the newly
created Affordable Housing Trust to determine how each entity’s resources could be
maximized in creating affordable housing units.
5.13- Access existing resources related to first-time homebuyer and foreclosure
assistance programs.
5.14- Develop a pilot project under the Green Communities Initiative to address
climate change and sustainability issues as an example of what can be accomplished
locally in conjunction with the Enterprise Community Partners, the Commonwealth
of Massachusetts and private developers.
5.15- Utilize the resources provided by the MassHousing Partnership to study and
consider the adoption of an Inclusionary Zoning Bylaw.
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6. OPEN SPACE AND RECREATION
Open space is essential to the quality of life within Pepperell
and should be viewed as the “green infrastructure” that
supports and links the built and natural environments. Open
space consists of a network of waterways, wetlands, woodlands
and forests, parks, conservation lands, and working farms. It
provides ecological, social, economic, and health benefits that
can be described as follows: 19








19

Ecological benefits: Open space provides natural water
filtration, drinking water protection, flood and erosion
control, wildlife habitat, migration stopovers, and
biodiversity. Biodiversity includes genetics, species,
ecosystems and ecological processes.
Social benefits: Open space contributes to residents’
quality of life by providing opportunities for recreational,
civic, social and educational interactions. It contributes to
community identity and sense of place, by connecting
residents to their natural and cultural heritage, and by
linking neighborhoods to the larger community.
Economic benefits: Open space is important for attracting
and maintaining businesses in a community and a region.
Proximity to open space often increases land values, and
recreation and leisure activities can make significant
economic contributions. In addition, natural water filtration
is much less expensive than engineered alternatives such as
water treatment plants.

OPEN SPACE AND
RECREATION GOALS


Protect Pepperell’s public
and private water supplies.



Continue to acquire open
space, as opportunities
arise and resources allow



Connect Pepperell’s open
space and recreation lands
to enhance wildlife
corridors, improve wildlife
habitat areas and to create
additional passive and
active recreation
opportunities.



Provide for long-term
sustainability of open space
protection and recreation
opportunities by identifying
funding resources to meet
needs.



Increase access to
Pepperell’s Open Space and
Recreation lands and
programs for people of all
demographic groups.

 Promote a cooperative and
Health benefits: Access to parks, greenways and trails
regional approach to open
space and recreation
creates recreational opportunities and encourages a
planning.
physically active lifestyle. Open space helps to ensure clean
and safe water supplies and food production resources. It
also mitigates air, water and noise pollution, and the impacts of climate change.

American Planning Association, “Seven Principles of Green Infrastructure”.
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Pepperell’s green infrastructure should be managed and enhanced on an ongoing basis, in
order to support natural systems, protect groundwater, minimize flooding, build
community, and increase the well-being of its residents. This section of the Master Plan
provides an overview of the Town’s lands of conservation and recreation interest, and
articulates the needs of the community based on input received during the public input and
plan development processes.

HISTORY OF OPEN SPACE AND RECREATION PLANNING IN PEPPERELL
Pepperell has engaged in Open Space and Recreation Planning since the completion of its
first Open Space and Recreation Plan (OSRP) in 1969. Updates to the OSRP were prepared
in 1976, 1982, 1988, 1997, 2005, and 2016, and every version stressed the importance of
protecting open space for water protection, wildlife habitat, recreational opportunities,
agriculture, and preservation of the Town’s rural character.
Since the 2005 Plan, Pepperell has adopted a Right to Farm Bylaw which established an
Agricultural Advisory Board; completed of a Forest Management Plan for the Town Forest;
created management plans for the Heald Street Orchard and Pepperell Springs
Conservation Area; established a new municipal public water supply well off Nashua Road;
published a trail guide created by the Conservation Commission and Nashoba Conservation
Trust; updated an inventory of lands of conservation and recreation interest; constructed
of a skateboard park and several new athletic fields; and achieved designation as a Green
Community. Pepperell has continued to protect open space by working with state and nonprofit partners and landowners. Since the 2005 Plan was produced, an additional sixty-one
parcels totaling almost 985 acres have been protected, bringing the Town’s total acreage of
protected open space to over 3,074 acres. Approximately 20% of the town’s land area is
protected from future development.
The development of the 2016 OSRP was undertaken as a community project by volunteers,
rather than utilizing consultant services. Representatives from several town departments
provided their expertise, and additional input was gathered from non-profit organizations
and through a written survey. Public outreach was specifically targeted toward seniors,
with a focus on opportunities for active, healthy living. The 2016 update stressed the
importance of preserving open space, natural resources and outdoor recreational
opportunities. Toward this end, the Town continues its efforts to preserve the rolling hills,
winding country lanes, and fields lined by stone walls that were so common in earlier days.
Protecting farmland has been the focus of many land protection projects within Pepperell,
and will continue into the future.
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EXISTING CONDITIONS
For purposes of the Master Plan, open space is defined as land that, for the most part, is
free of structures. As shown in Table 6.1, approximately 5,200 acres within Pepperell are
classified as open space, of which 2,985.20 acres are considered to be permanently
protected. Permanently protected lands include state lands and municipal properties
subject to Article 9720, a conservation restriction or other deed restriction, as well as
private properties subject to a conservation restriction, agricultural preservation
restriction, or a deed restriction. Unprotected lands of conservation and recreation
interest include those that are held by public, non-profit and private owners for open
space, historic, or recreation purposes, but are not permanently protected. Parcels that are
under a Chapter 61, 61A or 61B agreement are considered to have limited protection.
Table 6.1: 2019 Open Space Acreage by Ownership/Category
Ownership/Category

Acreage

Commonwealth of Massachusetts

583.50

Town of Pepperell Conservation Commission

964.36

Town of Pepperell Water Division

205.75

Town of Pepperell Town Forest Committee

92.10

Town of Pepperell - Other Protected

93.80

Land Trusts (LTs)

485.19

Private with Conservation Restrictions (CRs)

167.14

Agricultural Preservation Restrictions (APRs)

413.62

Cemeteries (public and private ownership)

42.10

Chapter 61

557.06

Chapter 61A*

1,082.23

Chapter 61B

229.68

Mixed Parcels with Chapter 61 & Chapter 61A

49.80

Mixed Parcels with Chapter 61A & Chapter 61B

115.92

Town Owned Playing Fields and School Property**

149.27
Total

5,231.52

*Five Chapter 61A parcels have APRs and are counted in the APR acreage.
**Includes parcels with school buildings.
Source: Pepperell Open Space Inventory updated as of July 2019

As part of the Master Plan process, the Town’s inventory of lands of conservation and
recreation interest was updated through an analysis of the Assessor’s database, through
Article 97 of the Articles of Amendment to the Massachusetts Constitution, approved by the Legislature and
ratified by Massachusetts voters in 1972, provides that “lands and easements taken or acquired” for
conservation purposes “shall not be used for other purposes or disposed of” without the approval of two-thirds
roll call vote of each branch of the legislature.’ Article 97 is intended to be a legislative ‘check’ to ensure that
lands acquired by state entities and municipalities for conservation purposes are not converted to other uses.
20
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updating of the 2016 OSRP inventory, and using input from Town staff and officials. The
open space and recreation parcels are shown on Map 1 on the following page.

PERMANENTLY PROTECTED OPEN SPACE
Pepperell is fortunate to have large parcels of open space. Agricultural fields, forests, trails,
and waterways all contribute to the town’s rural character. Whether these lands remain in
their natural state or are farmed and managed, protection plays an important role in
maintaining the quality of life for residents. Protected open space provides a number of
benefits to the community, including water supply protection, flood prevention, reducing
the impacts of climate change, preservation of natural resources and wildlife habitat, and
the creation of recreational opportunities. These parcels are shown on Map 6.1.

TOWN-OWNED LANDS
The Conservation Commission holds 964.4 acres composed of sixty-six (66) parcels, as
shown in Table 6.2. These parcels have been acquired through various means including by
donation, town budget appropriations, state grants, private funding, and by tax title.21
Properties held by the Conservation Commission are protected under Article 97 of the state
constitution. Article 97 provides that land held for conservation and natural resource
purposes may not be transferred, disposed of, or used for other municipal or private
purposes without all of the following: a majority vote of the Select Board, a two-thirds vote
of Town Meeting, a two-thirds roll call vote of both houses of the state legislature, and the
governor’s signature.

21

A tax sale occurs when a property owner does not keep up with payment of property taxes and the tax
collector sells the property to satisfy the tax debt. Alternatively, the town may “take” the property rather than
holding a sale. The purchaser from the tax sale (or the town in the case of a taking) must then foreclose the
homeowner’s right to redeem in order to get actual title to the property (Mass. Gen. Laws ch. 60, § 64). A city
or town may begin foreclosure proceedings immediately if a home is abandoned, the redemption amount
exceeds the assessed value of the property, or the property owner consents in writing to the foreclosure (Mass.
Gen. Laws ch. 60, § 65). In Massachusetts, the property owner generally has six months (called a redemption
period) after the sale or the taking to pay off the tax debt and keep the property. This is because the purchaser
(or the Town) must wait six months before filing a petition with land court to foreclose the owner’s right to
redeem (Mass. Gen. Laws ch. 60, § 65).
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Map 6.1: Pepperell Open Space and Recreation Lands
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Table 6.2: Town-Owned Land Managed by the Pepperell Conservation Commission22
Site Name
Location
Bemis Road Well
Stewart Brook
Stewart Brook
Bemis Road Well
Bemis Road Well
Bemis Road Sand Pit
Nissitissit River
Bemis Road Sand Pit
Shattuck Estates Donation
Shattuck Estates Donation
Shattuck Estates Donation
Shattuck Estates Donation
Cranberry Woods
Gulf Brook
Pepperell Springs
Pepperell Springs
Cranberry Woods
Gulf Brook
Pepperell Springs
Pepperell Springs
Pepperell Springs
Pepperell Springs
Sucker Brook
Nissitissit Meadows
Keyes Parker
Twohig
Nissitissit Meadows
Sucker Brook
Pepperell Springs
Heald Pond
Heald Pond
Heald Pond
Pepperell Springs
Pepperell Springs
Pepperell Springs
Pepperell Springs
Boy Scout Parcels
Boy Scout Parcels
Unkety Brook Watershed
Unkety Brook Watershed
Heald Pond

22

Acreage

Off Bemis Road
Lawrence Street
Lawrence Street
Off Bemis Road
Off Bemis Road
Off Bemis Road
Off Brookline Street
Off Bemis Road
24 Ridge Rd.
9 Longmeadow Lane
11 Longmeadow Lane
9-23 Ridge Road
Off Cranberry Street
Off Lawrence Street
74 80 Chestnut
43-53 Bayberry
Off Cranberry Street
81 - 99 Oak Hill Street
Oak Hill Road and Chestnut Street
Oak Hill Road
Chestnut Street
Chestnut Street
Off Brookline Street
Prescott Street
Off Brookline
36 Oak Hill
Prescott Street
31 Oak Hill Street
29 41 Bayberry
128 Heald
128 -144 Heald Street
125 -127 Heald Street
Chestnut Street
Chestnut Street
Maple Street
Chestnut Street
Off June Street and Pine Street Extension
172A Lowell Road and Pine Street Extension
137A Lowell Road
148 Lowell Road
129 Jewett Street

19.9
13.9
28.9
11.1
41.2
30.9
11.7
5.3
19.4
0.8
0.7
6.8
1.0
6.3
14.6
15.2
4.8
43.9
31.3
4.1
26.9
7.6
4.4
62.0
19.8
12.0
0.5
50.2
30.8
8.3
8.3
26.3
6.3
43.7
10.6
63.7
9.5
16.1
2.6
4.3
10.3

Some conservation areas are comprised of more than one tax parcel.
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Table 6.2 (cont’d): Town-Owned Land Managed by the Pepperell Conservation Commission 23
Site Name
Location
Acreage
Heald Pond
Off Jewett Street
24.0
Heald Street Orchard
11A Heald Street
29.3
Heald Street Orchard
88 - 180 Heald Street
49.7
Pepperell Pond; Nashua River
Canal Street
0.2
Pepperell Pond; Nashua River
Canal Street
1.1
Pepperell Pond; Nashua River
10 Canal Street
0.0
Pepperell Pond; Nashua River
6 Canal Street
0.2
Land beside Covered Bridge
Mill Street
3.4
Lorden
East Street
2.0
Lorden
Off Crawford Way
0.3
Keyes Farm
52 Elm Street
40.2
Nashua River shoreline
Rail Trail frontage at Groton line
12.9
Anderson
115A Groton Street
18.0
Pepperell Pond; Nashua River
Off River Road
30.8
Pepperell Pond; Nashua River
Off River Road
0.1
9 Harvard Lane
9 Harvard Lane
0.1
Pepperell Pond; Nashua River
9 Yale Road
0.4
Pepperell Pond; Nashua River
Off River Road
0.4
Pepperell Pond; Nashua River
13 - 15 Yale Road
4.1
Pepperell Pond; Nashua River
South Road
0.8
Pepperell Pond; Nashua River
South Road
0.6
B & M R.O.W.
21 South Road
7.9
Walent
146 River Road
0.8
Pepperell Pond; Nashua River
Off River Road
1.0
Shattuck Estates Donation
Discontinued road, Longmeadow to
0.2
Brookdale
Total
964.4
Source: Pepperell Open Space Inventory updated as of July 2019

In addition to land managed by the Conservation Commission, the Pepperell Water Division
manages 205.8 acres, the Pepperell Town Forest Committee oversees 92.1 acres, and the
Select Board has custody of 93.8 acres. Other Town-owned lands that are unlikely to be
developed in the future include the cemeteries (42.1 acres) and the Town-owned playing
fields and school properties (149.3 acres).

STATE LANDS
The Commonwealth of Massachusetts owns 43 parcels of open space in Pepperell,
comprising 583.5 acres. These lands are permanently protected, and most are controlled
by the Division of Fisheries and Wildlife (DFW), with the exception of the Nashua River Rail
Trail right-of-way and the J. Harry Rich State Forest, which are controlled by the
23

Some conservation areas are comprised of more than one tax parcel.

202 | P a g e

Department of Conservation and Recreation (DCR). As shown in Table 6.3, the largest
areas include the Nissitissit River Wildlife Management Area (314.1 acres), the DFW
property (44.2 acres) off of Shawnee Road, and the Nashua River Rail Trail (40.2 acres).
Table 6.3: State-Owned Open Space in Pepperell
MapSite Name
Block-Lot
41-2-0
J. Harry Rich State Forest
16-11-0
Nashua River Rail Trail

Agency

Location

Acreage

DCR
DCR

23.34
30.11

52.20

26-208-0
27-1-0
40-46-0
10-24-0
10-43-0
10-44-0
10-45-0
15-33-0
15-33-12
15-33-13
16-8-0
22-34-0
22-45-0
22-46-0
25-22-11

Nashua River Rail Trail
Nashua River Rail Trail
DFW Car-Top Boat Launch
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Division of Fisheries and Wildlife

DCR
DCR
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW

25-30-0
25-44-1

Division of Fisheries and Wildlife
Division of Fisheries and Wildlife

DFW
DFW

25-54-0
35-2-0
7-43-0
9-119-0
9-120-0
7-5-1
7-1-1
7-1-2
3-15-0

Division of Fisheries and Wildlife
Division of Fisheries and Wildlife
Former Darling Property
Former Griffis Property
Former Griffis Property
Former Levi Backland Property
Former South Property
Former South Property
Nissitissit River Wildlife Management Area

DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW
DFW

130 River Road
Lowell Road downstream from Main
Street dam
Groton Street to Lowell Road
Groton line north to Groton Street
2 - 8 South Road/Route 119
Brookline Street
47 Brookline Street
47A Brookline Street
47B Brookline Street
13 Theodore Lane
78 Hollis Street
80 Hollis Street
off Shawnee Rd
49 Hollis Street
9 Nashua Road
6 - 8 Groton Street
35 Nashua Rd. (Albert Harris Center
land Between the Rivers)
40 Mill Street
20A Groton St. (Albert Harris Center
Land Between the Rivers)
20 1/2 Groton Street
Off Groton Street
63 Wheeler Street
58A Prescott Street
58 60 Prescott Street
Wheeler Street
29 Wheeler Street
Behind 27 Wheeler Street
169 -175 Brookline Street

3-20-0

Nissitissit River Wildlife Management Area

DFW

Accessed from Brookline Street

3-39-0

Nissitissit River Wildlife Management Area

DFW

142 Brookline Street

4-1-0

Nissitissit River Wildlife Management Area

DFW

Off Hollis Street

22.60

4-25-0

Nissitissit River Wildlife Management Area

DFW

4 - 14 North Street

12.30

8-10-0

Nissitissit River Wildlife Management Area

DFW

25 Boynton Street

28.75

2.20
7.90
10.10
12.00
1.84
5.70
12.30
6.39
1.15
0.89
44.20
2.10
3.50
1.00
15.50
2.30
21.30
7.70
0.53
0.88
0.90
0.55
13.38
14.34
6.39
15.50
7.10
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MapBlock-Lot
9-7-0, 4-50, 4-6-0, 414-0, 4-150, 4-16-0,
4-23-0, 424-0
26-3-0

Site Name

Agency

Location

Acreage

Nissitissit River Wildlife Management Area

DFW

Prescott Street and North Street

Prudence Wright Overlook

DFW

2 Lowell Street

3.60

15-40-0

Turner Dam Property

DFW

56 Hollis Street

17.29
Total

Source: Pepperell Open Space Inventory as of July 2019

CONSERVATION RESTRICTIONS (CRS)
A Conservation Restriction is a voluntary and legally binding document through which a
land owner agrees to limit the use of his or her property for the purpose of protecting the
conservation value of the land. The land owner receives an immediate tax deduction, and
the grantee, usually a non-profit or municipal entity, receives legal assurance that the land
will not be developed. In addition to the conservation restrictions on Town-owned land
discussed previously, there are 25 privately-owned parcels that are partly or entirely
subject to CRs, as outlined in Table 6.4. Collectively, these parcels total 167.14 acres.
Table 6.4: Conservation Restrictions on Private Land in Pepperell
Site Name
Location
Cranberry St.
Lot 12/Cranberry Woods
Babin/Abele
34, 38 and 40 Lawrence Street (3 parcels)
Beaver Creek
Beaver Creek
Merrimac
Deerfield Drive
Merrimac
Deerfield Drive
Nursery
7 Nursery
Nursery
10 Nursery
Merrimac
Deerfield Drive (sections of 8 parcels)
Countryside
23 Countryside Road
Countryside
24 Countryside Road
Countryside
25 Countryside Road
Merrimac
75 Nashua Road
Ferrero
146 South Rd.
Ferrero
148 South Rd.
Yapp
South Road/Rt. 119
Former Kemp Race Track
116 River Road
Independence Rd. Trust
Independence Road
Wooltop Trust
Independence Road
Total
Source: Pepperell Open Space Inventory as of July 2019

Acreage
2.03
8.00
10.40
2.30
7.10
3.20
3.80
7.61
18.22
3.05
0.63
10.00
15.20
2.20
33.80
18.34
4.02
17.24
167.14
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175.67

583.50

LAND TRUST PARCELS
As shown in Table 6.5, the Nashoba Conservation Trust (NCT) owns 46 parcels in Pepperell
totaling 432.2 acres. The largest properties held by the NCT include the multi-parcel Keyes
Farm, Gulf Brook-Stewart Brook area and the Mount Lebanon areas. The mission of the
NCT is to preserve and protect Pepperell’s rural character and its natural resources. In
addition, the Dunstable Rural Land Trust (DRLT) owns two (2) parcels totaling 32.0 acres
within Pepperell; and the Nissitissit River Land Trust (NRLT) owns four (4) parcels totaling
21.0 acres. The Wooltop Trust owns a 17.2-acre parcel and the Independence Road Trust
owns a 4-acre parcel, although access to the lands owned by both these private trusts is
restricted.
Table 6.5: Pepperell Lands Held by Land Trusts
Site Name
Location
Tully
97A Off East Street
Tully
148 Lowell Road
Gulf Brook – Stewart Brook
Burnham Lot
Eaton Lot
Keyes Farm
Keyes
Holmes Donation
Holmes Donation
Linkel
Anderson Lot
Anderson Lot
Foley Lot
Kemp Donation
Bisson
Sue’s Ramble
Kirin Krossing
Gulf Brook – Stewart Brook
(Day Woods)
Gulf Brook – Stewart Brook
Gulf Brook – Stewart Brook
Gulf Brook – Stewart Brook (Day
Woods)
Susan Smith Lot
Mount Lebanon
Stromsted
Mount Lebanon
Mount Lebanon

Owner
Dunstable Rural Land Trust
Dunstable Rural Land Trust
Dunstable Rural Land Trust Subtotal
15A Bayberry Road
Nashoba Conservation Trust
56 – 62 Boynton Street Nashoba Conservation Trust
Off Brookline Street
Nashoba Conservation Trust
28 and 32 Canal Street Nashoba Conservation Trust
33 and 39 Canal Street Nashoba Conservation Trust
48 Elliott Street
Nashoba Conservation Trust
50 Elliott Street
Nashoba Conservation Trust
Elm Street
Nashoba Conservation Trust
83 Elm Street
Nashoba Conservation Trust
89 Elm Street
Nashoba Conservation Trust
Off Harbor Street
Nashoba Conservation Trust
7 Harvard Lane
Nashoba Conservation Trust
120A Heald Street
Nashoba Conservation Trust
138 Jewett Street
Nashoba Conservation Trust
Off Kirin Krossing
Nashoba Conservation Trust

Acreage
21.6
10.4
32.0
7.5
11.0
3.0
4.0
2.1
3.9
3.1
8.1
7.9
5.6
1.7
0.2
0.1
23.9
5.3

59 – 67 Lawrence St.
60 – 64 Lawrence St.
Off Lawrence Street

Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust

15.0
2.8
11.9

Lawrence Street
21A Main (behind
Library)
32 – 34 Mt. Lebanon
Street
42 Mt. Lebanon
46 Mt. Lebanon Street
48 Mt. Lebanon Street

Nashoba Conservation Trust

17.9

Nashoba Conservation Trust

4.0

Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust

17.5
1.3
7.9
2.3
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Table 6.5 (cont’d): Pepperell Lands Held by Land Trusts
Site Name
Location
Mount Lebanon
55 Mt. Lebanon Street
Stromsted
55 Mt. Lebanon Street
Mount Lebanon
58 Mt. Lebanon Street
Shattuck
109 Nashua Rd.
Burnham Lot
43B Oak Hill Street
Merrill Lot
66–72 Oak Hill Street
Egan Lot
Off Plainfield Road
Village Rd.
47-49 Park Street
Seminatore Lot
59 A Park Street
Keyes Farm Ext.
Off River Road
Keyes Farm
35-53 River Road
Keyes Farm
44 River Road
Parker Lot
172 River Road
Susan Smith Lot
2A Sartelle Street
Bon
67 Shirley Street
VCR (Visniewski)
106 Shirley
Hopkins Donation
130 Shirley Street
Friends’ Land
Off South Road
Old Rail Corridor
South Road
Village Rd.
Off Village Road
Levi Lot
55–61 Wheeler Road
Kemp Donation
4 Yale Lane
Nissitissit River Land Trust
Nissitissit River Land Trust
Nissitissit River Land Trust
Nissitissit River Land Trust

Owner
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust
Nashoba Conservation Trust

Acreage
7.4
5.1
11.6
1.8
14.5
7.2
11.6
22.0
18.8
16.1
85.5
10.8
0.3
4.3
3.9
0.9
4.3
30.1
2.0
2.2
3.5
0.6

Nashoba Conservation Trust Subtotal
Off Brookline Street
Nissitissit River Land Trust
Off Brookline Street
Nissitissit River Land Trust
Off Brookline Street
Nissitissit River Land Trust
Off Brookline Street
Nissitissit River Land Trust

432.2
4.2
1.1
4.4
11.3

Nissitissit River Land Trust Subtotal
Total

21.0
485.19

Source: Pepperell Open Space Inventory as of July 2019

AGRICULTURAL PRESERVATION RESTRICTIONS
High real estate values have increased pressure to develop what remains of agricultural
lands in Pepperell and in neighboring communities. These lands are generally clear of
forest and have topography well suited to a variety of uses. Furthermore, while
communities have a right of first refusal under existing Chapter 61 programs, they
frequently lack the funds to purchase large tracts of valuable open space. As a result,
farmlands often become residential subdivisions at the expense of open space, local
agricultural production and community character.
As discussed in the Land Use chapter, 0.51% of Pepperell’s land area was in agricultural
use in 2016, a 41.7% reduction since 1971. The Agricultural Preservation Restriction
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(APR) Program is designed to protect productive agricultural lands by establishing
permanent deed restrictions, thereby protecting them from any use that might diminish
the area’s agricultural potential.
In Massachusetts, the APR Program is a voluntary program intended to offer a nondevelopment alternative to farmers and other owners of “prime” and “state important”
agricultural land who are faced with a decision regarding future use and disposition of
their farms. Towards this end, the program offers to pay farmland owners the difference
between the “fair market value” and the “agricultural value” of their farmland, in exchange
for a permanent deed restriction that precludes any use of the property that will have a
negative impact on its agricultural viability. The deed restrictions are purchased with state
funds that can be matched by municipal and federal funding. As shown in Table 6.6,
413.62 acres of land within Pepperell have been protected through the APR program.
Table 6.6: Agricultural Preservation Restrictions in Pepperell
APR Lands
Location
Kimball Fruit Farm (3 parcels)
Hollis Street
Twin Valley Farm (3 parcels)
Brookline Street
Gardner Farm
River Road
Town of Pepperell - BOS
Land Between the Rivers/Albert Harris Center
Total
Source: Pepperell Open Space Inventory as of March 2019

Acreage
173.89
137.19
69.93
32.6
413.62

UNPROTECTED LANDS AND LANDS WITH LIMITED PROTECTION
Unprotected and limited protection lands include public lands currently held as open
space, cemeteries, schools, parks, or recreation land without legal permanent protection, as
well as private parcels with limited or no restrictions on development. Limited protection
open space includes land covered by revocable restrictions against development or a
change in use. A farm that is under a Chapter 61A agreement is an example of temporarily
protected open space. Similarly, school athletic fields, or other open space on school
grounds, could be converted to another use and are included within this category.

SCHOOL LANDS AND PLAYING FIELDS
There are fifteen parcels, totaling 149.3 acres, of school property and playing fields in
Pepperell that are not permanently protected, as shown in Table 6.7. These properties
include land with school buildings and other structures. The largest parcels are the
Nissitissit Middle School property (77.9 acres) and the Varnum Brook Elementary School
(28.9 acres).
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Table 6.7: School Lands and Playing Fields in Pepperell
Parcel ID Site Name
Location
21-75-0
21-75-A
22-4-0
20-48-0
23-147-0
23-150-0
32-20-0
23-47-0
23-162-0
23-163-0
23-219-0
31-14-0
31-73-0
14-240-A
14-241-0

Varnum Brook Elementary School
Varnum Brook Middle School
Nissitissit Middle School
Fitzpatrick School
Fitzpatrick School
Fitzpatrick School
North Middlesex Regional High School
Town Field
Kennedy Field
Kennedy Field
Comisky Field
Bartelson Fields
Bartelson Fields
Miscellaneous Town Owned
Miscellaneous Town Owned

Acres

Hollis Street
Hollis Street
33 Chace Av
Main Street
Main Street
Main Street
Route 119
4 Hollis Street
Off River Road and Main Street
Off River Road and Main Street
Hollis Street
9 Jersey Street
Off Jersey Street
Abuts Varnum Brook Middle School playing fields
Abuts Varnum Brook Middle School playing fields
Total

Source: Pepperell Open Space Inventory as of March 2019

WATER SUPPLY LANDS
Town-owned land managed by the Pepperell Water Division is protected from
development as long as the associated water supply is in use. It is important to note,
however, that development of facilities related to water treatment, distribution and
maintenance are allowed on these parcels, and should a drinking water source be
decommissioned, the land could be sold and developed. Of the sixteen Town-owned
parcels managed by the Water Division, only one, the 10.7-acre Pepperell Springs lot, has a
conservation restriction. The remaining fifteen parcels, accounting for 195.1 acres, are
protected by the requirements of Article 97 for as long as the properties are associated
with the Town’s drinking water supply.

CEMETERIES
There are four cemeteries in Pepperell composed of five parcels totaling 42.1 acres, as
shown in Table 6.8. These burial grounds include the municipally-owned Walton Cemetery
and Woodlawn Cemetery, the Pepperell Cemetery, owned by the Pepperell Cemetery
Association, and the church-owned St. Joseph’s Cemetery. Burial grounds and cemeteries
are important public spaces that link us with our past. Pepperell’s cemeteries contain
gravestones, monuments, memorials and tombs that commemorate the lives of many
generations of residents, including founding members of the community, soldiers from the
Revolutionary War and Civil War, veterans from other wars and conflicts, settlers, farmers
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28.90
1.24
77.91
12.90
2.60
3.40
0.24
9.01
0.24
2.20
3.06
6.57
1.00
0.25
10.80
149.27

and immigrants who helped build the community and the nation. As open space becomes
developed in the future, these places will remain as a haven for quiet and reflection.
Table 6.8: Pepperell Cemeteries
Cemetery

Location

Acreage

Woodlawn Cemetery (2 parcels)

Heald Street

14.6

Walton Cemetery

Park Street

8.6

Pepperell Cemetery

Park Street

4.3

St. Joseph's Cemetery

Jersey Street

14.6
Total

42.1

Source: Pepperell Open Space Inventory as of March 2019

Colonel William Prescott, who was the commander at the Battle of Bunker Hill, is the most
famous Revolutionary War figure buried in Pepperell. On June 16, 1775, he was ordered by
General Israel Putnam to move a number of militia companies encamped in Cambridge to
occupy the heights of Charlestown overlooking Boston Harbor. Initially directed to occupy
Bunker Hill, Prescott believed nearby Breed's Hill, while lower in elevation, was closer to
the harbor. Prescott is remembered for calmly ordering his men to conserve ammunition
and make every shot count: "Aim low, boys. Fire at their waistbands, and wait 'till you see
the whites of their eyes."
Also buried in Pepperell is the town’s first pastor and notable patriot, Reverend Joseph
Emerson, Jr. He was known for his powerful patriotic sermons and urged his assembly to
join the patriot cause. Reverend Emerson sacrificed his life ministering to the men of
Pepperell in the camps of the colonial army of the American Revolution and died in 1775
after becoming ill in Cambridge.

OTHER PUBLIC AND PRIVATE LANDS WITH UNPROTECTED OR UNKNOWN STATUS
As shown in Table 6.9, there are thirty-nine Town-owned properties, totaling 223.3 acres,
that are either unprotected or for which the protection status is unknown at this time. In
addition, there are four lots totaling 14.0 acres that are unprotected and under the
ownership of the Boston and Maine Railroad. The Pepperell Airport contains 35.9 acres, is
privately owned, and is unprotected from future development.
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Table 6.9: Other Public and Private Lands with Unprotected or Unknown Status
Parcel Description
Address
Owner

Acreage

B&M Right of Way

Off June Street

B&M Railroad

8.00

B&M Right of Way

Hollis Street to Brookline Street

B&M Railroad

1.50

B&M Right of Way
B&M Right of Way

Tucker Street to Hollis Street
Main Street to Mill Street

B&M Railroad
B&M Railroad

0.96
3.50

B&M Right of Way
D.A.R Prudence Wright
Chapter Property

41 Canal Street

4.30

Townsend Street

MASS Electric
Prudence Wright
NSDAR Chapter 430

Airport

165 Nashua Road

Shattuck

Civil Defense Building

Off Groton Street

Town of Pepperell

0.02

Dog Pound

Heald Street

Town of Pepperell

0.02

Fire Station

38 Park Street

Town of Pepperell

1.46

Fire Station

47 Lowell Road

Town of Pepperell

1.80

Highway Department Garage

Lowell Road

Town of Pepperell

10.40

Lawrence Library

Main Street

Town of Pepperell

1.60

Lawrence Library
Miscellaneous Town-owned

Main Street
Corner of Boynton and Bemis Streets

Town of Pepperell
Town of Pepperell

4.50
32.00

Miscellaneous Town-owned

64 Boynton Street

Town of Pepperell

2.20

Miscellaneous Town-owned

Off North Street

Town of Pepperell

0.14

Miscellaneous Town-owned

Nashua Road

Town of Pepperell

1.88

Miscellaneous Town-owned

42 Ridge Road

Town of Pepperell

0.89

Miscellaneous Town-owned

90 Park Street

Town of Pepperell

5.12

Miscellaneous Town-owned

163 Lowell Road

Town of Pepperell

0.24

Miscellaneous Town-owned

40 West Street

Town of Pepperell

0.85

Miscellaneous Town-owned

Tucker Street

Town of Pepperell

0.87

Miscellaneous Town-owned

31 Groton Street

Town of Pepperell

0.09

Miscellaneous Town-owned
Miscellaneous Town-owned

56 Groton Street
53 Leighton St

Town of Pepperell
Town of Pepperell

0.26
0.30

Miscellaneous Town-owned

137 South Road

Town of Pepperell

4.83

Miscellaneous Town-owned

139 South Road

Town of Pepperell

3.33

Miscellaneous Town-owned

168 River Road

Town of Pepperell

0.28

Miscellaneous Town-owned

9 Dartmouth Lane

Town of Pepperell

0.16

Miscellaneous Town-owned
Monument

174 River Road
Main Street

Town of Pepperell
Town of Pepperell

0.11
0.47

Nissitissit Hill

Off Nashua Road

Town of Pepperell

2.70

Public Safety Complex
Albert Harris Center

Main Street; former Shattuck School
37 Nashua Road

Town of Pepperell
Town of Pepperell

0.94
5.34

Sewer Division Property

18 Sheffield Road

Town of Pepperell

0.12

Sewer Division Property

4 Adam Street

Town of Pepperell

0.06

McGrath Community Center

1 Hollis Street

Town of Pepperell

1.00

Town Hall

Main Street

Town of Pepperell

0.48

0.55
35.91
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Parcel Description

Address

Owner

Acreage

Town Hall

Elm Street

Town of Pepperell

1.00

Town Hall

1 Main Street

Town of Pepperell

0.16

Transfer Station

Off Boynton Street

Town of Pepperell

4.40

Transfer Station

Off Boynton Street

Town of Pepperell

2.40

Transfer Station

65 Boynton Street

Town of Pepperell

66.05

Wastewater Treatment Plant

Off Nashua Road

Town of Pepperell
Total

8.16
278.02

Source: Pepperell Open Space Inventory as of March 2019

CHAPTER 61, 61A AND 61B PROPERTIES
Under Chapters 61, 61A and 61B of the Massachusetts General Laws (M.G.L.), a land owner
who has ten (10) contiguous acres being actively used as forest (Chapter 61), or five (5)
contiguous acres in active agriculture (Chapter 61A), or five (5) contiguous acres of open
space/ recreational land (Chapter 61B), is entitled to certain local tax abatements. These
abatements are given in exchange for the property owner retaining the land in its current
use as agriculture, forest, recreation or open space. The landowner needs to exclude their
residence, other structures, and any land used in connection with those buildings. The
structures and excluded land continue to be taxed at the full assessment. Should the
current landowner decide to sell or develop property covered under these programs, the
Town of Pepperell will have an opportunity to exercise its right-of-first-refusal, or may
alternatively elect to assign this right to a non-profit conservation organization or the
Commonwealth of Massachusetts. Table 6.10 lists the parcels classified under Chapters 61,
61A and 61B at this time.
Table 6.10: Chapter 61, 61A and 61B Parcels
Chapter 61-Forest
Parcel location
Map Block Lot
33 North St
4-11-0
9 Farrar St
4-20-2
68 Prescott St
4-21-0
Off North St
4-32-0
133 Hollis St
10-2-0
22 Sheffield St
13-9-0
46 Blood St
13-62-0
Sartelle St
14-111-0
27 Sartelle St
14-113-0
26 Sartelle St
14-136-0
Off Lowell Rd
17-1-0
Off Jewett St
18-30-0
6 Ames St
19-24-0
Ames St off Jewett St
19-63-0
19 Harbor St
32-11-0

Acreage
13.20
27.82
9.70
17.20
17.80
29.90
35.02
68.60
3.00
10.30
53.50
20.70
22.70
23.93
5.20
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64 Harbor St
Off South Rd
4 Sirius Ln
46 Bancroft St
83 South Rd
143 River Rd
121 Elm St
148 River Rd

Chapter 61-Forest (cont’d)
32-39-0
32-50-0
37-3-0
37-8-0
37-23-0
38-23-0
38-31-0
38-32-0
Total Chapter 61

Parcel location
41 North St
163 Hollis St
169 Hollis St
78 Prescott St
162 Hollis St
75 Prescott St
41 Elliott St
11 Dow St
18 Boynton St
17 Lawrence St
2 Blue Herons Way
14 Prescott St
40 Oak Hill St
74 Brookline St
49 Brookline St
128 Hollis St
112 Hollis St
101 Hollis St
95 Hollis St
96 Hollis St
137 Hollis St
52 Elliott St
99 Nashua Rd
9 Maple St
90 Hollis St
76 Heald St
67 Jewett St
12 Harbor St
18 Shattuck St
84 Jewett St
13 Mason St
18 Mason St
51 Elm St
54 Elm St

Chapter 61A-Agriculture
Map Block Lot
4-10-0
5-9-0
5-10-0
5-12-0
5-12-1
5-21-0
5-25-0
6-3-0
8-14-0
8-16-0
8-73-0
9-144-0
9-152-0
9-154-0
9-179-0
10-1-0
10-10-0
10-11-0
10-17-0
10-19-0
10-25-0
10-39-0
11-12-0
13-112-0
15-73-0
19-22-0
19-29-0
32-42-0
32-49-0
33-4-0 and 33-6-0
34-13-0
34-14-0
34-19-0
34-22-A

12.90
30.87
22.17
59.00
30.60
5.00
29.90
8.10
557.06
Acreage
41.00
16.50
10.22
15.27
1.84
54.25
31.84
23.06
11.42
4.40
6.97
7.50
20.46
1.31
77.32
28.40
18.20
15.00
10.00
11.00
4.50
3.48
8.60
19.66
23.00
13.33
97.05
15.90
22.07
129.80
51.21
1.40
8.45
9.48
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Chapter 61A-Agriculture (cont’d)
65 Elm St
34-23-0
24 Shirley St
34-24-0
20 Mt Lebanon St
34-25-0
27 Shirley St
34-32-0
87 Elm St
34-35-3
32 Shirley St
34-35-10
51 Mt Lebanon St
34-45-0
63 River Rd
35-13-0 (with 35-14-A)
67 River Rd
35-15-0
96 Mt. Lebanon St
38-24-0
75 South Rd
38-60-0
17 Powhatan Rd
39-6-0
70 South Rd
39-9-0
127 Shirley St
39-11-0
11 Powhatan Rd
39-30-0
20 South Rd
40-49-0
Total Chapter 61A
Chapter 61B-Recreation
Parcel location
Map Block Lot
87 Lawrence St
2-11-10
150 Nashua Rd
6-18-0
Off Dow St
6-18-2
26 Prescott St
9-127-0
32 Elliott St
10-3-0
40 Elliott St
10-3-10
117 Chestnut St
12-114-0
74 Nashua Rd
15-24-0
34 Elm St
20-98-0
93 Groton St
27-50-0
41 Shattuck St
33-5-0
26 Lakin St
36-18-0
7 Lakin St
36-25-0
143 South Rd
37-76-0
Total Chapter 61B
Mix of Chapter 61 with Chapter 61A or Chapter 61A with Chapter 61B
Parcel location
Map Block Lot
48 North St
4-7-0
141 Hollis St
5-22-0
11 Harbor St
18-16-0
201 South Rd
32-54-0
Total Mixed
Total Chapter 61, 61A and 61B
Source: Pepperell Open Space Inventory as of March 2019

21.80
12.50
18.00
31.92
1.86
1.06
3.60
19.20
2.50
12.00
9.74
28.26
39.37
4.20
28.06
34.40
1,082.23
Acreage
12.03
60.00
9.54
21.80
5.68
5.68
14.25
9.74
17.60
14.40
18.42
6.49
26.59
7.50
229.68
Acreage
74.43
41.50
34.51
15.30
165.73
2,034.69
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Pepperell currently has 2,034.69 acres of private land enrolled in the Chapter 61, 61A and
61B tax abatement programs. Over 53% of this land is in agricultural use and is enrolled in
the Chapter 61A program.
A landowner who has his property classified under Chapter 61, 61A or 61B, must notify the
Chief Elected Official (Select Board Chairman), the Board of Assessors, the Planning Board,
the Conservation Commission, and the State Forester, when all or a portion of the land is
being sold or converted to a disqualifying use. Unfortunately, small towns in high growth
areas have found that when a strong housing market drives up the value of land, farm and
forest landowners have little incentive to retain their Chapter 61 or 61A status. For this
reason, Chapter 61 and Chapter 61A lands are particularly vulnerable to development.
DCR has a very informative publication on the Chapter 61 programs that can be accessed
online at: http://masswoods.org/sites/masswoods.net/files/Ch-61-Web.pdf

RECREATION FACILITIES AND PROGRAMS
The 2016 Open Space and Recreation Plan includes goals related to open space, natural
resources and recreation. The goals primarily addressing recreation include the following:




Provide for long-term sustainability of open space protection and recreation efforts.
Increase access for people of all demographic groups to Pepperell’s Open Space and
Recreation lands and programs.
Promote a cooperative and regional approach to open space and recreation
planning.

Most of Pepperell’s outdoor recreation areas are owned and maintained by the Town, the
State and local land trusts. Pepperell’s municipal conservation properties are open for
passive recreation, and there are many opportunities within Pepperell for hiking, bicycling,
and other trail-related activities. Pepperell’s Recreation Commission oversees the
scheduling of use at the Community Center, Town Field, Sean Wellington Basketball courts,
and the surrounding fields.
Of the 185 respondents to the Community Survey undertaken for the Open Space and
Recreation Plan, 68% of residents stated acquiring more land for recreation needs was
very important. The survey lists tennis courts, swimming areas, boating areas, and
additional conservation lands as the top four items that resident most desire.

RECREATION PATHS AND TRAILS
Pepperell has an extensive network of trails throughout its protected conservation
properties. The eight-mile Jeff Smith Trail, which runs from Pepperell to Hollis, NH, is
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included in the Appalachian Mountain Club’s Trail Guide. The town’s trail systems have
been mapped using GPS and trails maps are available on the Town of Pepperell and
Nashoba Conservation Trust websites. In addition, the 12-mile DCR-owned Nashua River
Rail Trail provides a paved trail for biking, walking, in-line roller skating, and other
activities. The Rail Trail extends from Ayer, MA to Nashua, NH, with approximately two
miles running through Pepperell. Parking for the Rail Trail is available in Railroad Square
adjacent to where the trail crosses Groton Street.
Efforts to connect Pepperell’s trail system to trails in the neighboring communities of
Dunstable, Groton, Brookline and Hollis are ongoing. Use of off-road vehicles and
snowmobiles is not allowed on public land, but often occurs, indicating local interest in the
activity.
In response to a request from older residents, benches are being added along trails and in
the downtown section of Pepperell, to provide resting places for those walking to their
destinations. An ADA-accessible trail24 has been installed behind the Lawrence Library,
which can be used by all residents, including those who utilize a wheelchair or have visual
impairments. Benches, provided by an Eagle Scout, have been installed along the trail.
Pepperell maintains 11.5 miles of sidewalks, which are located in the downtown section of
Town. Sidewalks also extend along portions of Route 113, from Pepperell Town Hall
almost to the Dunstable town line. The Town’s effort to incorporate “Complete Streets”25
into future planning projects will improve connectivity between neighborhoods,
recreational facilities and conservation properties.

Many aspects of the built environment are covered by United States Access Board’s Architectural Barriers
Act (ABA) of 1968, and the U.S.Department of Justice’s Americans with Disabilities Act (ADA) of 1990. The
Access Board also maintains guidelines for non-federal facilities covered by the ADA. These guidelines serve
as the basis for ADA Standards issued by the Department of Justice (DOJ) and, in the case of facilities used to
provide designated public transportation, such as trails, the Department of Transportation (DOT). In 2004,
the Access Board jointly updated its ADA and ABA guidelines to make them more consistent. As a result, the
current ABA Standards and ADA Standards are very similar.
25 Complete Streets are streets designed and operated to enable safe use and support mobility for all users,
including people of all ages and abilities, regardless of whether they are travelling as drivers, pedestrians, or
bicyclists. The concept of Complete Streets encompasses many approaches to planning, designing, and
operating roadways and rights of way with all users in mind to make the transportation network safer and
more efficient. Complete Street policies are set at the state and local levels and are frequently supported by
MassDOT roadway design guidelines.
24
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BOATING AND FISHING
Excellent boating and fishing can be found in Pepperell’s rivers and streams as well as at
Heald Pond. The Nissitissit River is considered one of the best trout streams in the eastern
part of the state. The Nashua River, Unkety Brook, Gulf Brook, Sucker Brook, and Heald
Pond are other favored fishing spots. The Division of Fisheries and Wildlife stocks brook
trout in the Nissitissit River, Unkety Brook, and Sucker Brook. The Nashua River is a
popular destination for bass fishermen, many of whom practice a “catch and release”
policy.
There are currently three canoe/kayak launch sites on the Nashua River, one (1)
canoe/kayak launch on the Nissitissit River, and one canoe/kayak launch site on Heald
Pond. The Nashua River locations are on Canal Street, off River Road, and on Route 119 at
the Groton line. The Nissitissit River launch is located off Hollis Street, and the Heald Pond
site is on Heald Street.
Known for its recreational and scenic values, the 36-mile Nashua River provides boating,
fishing, and nature observation opportunities. Pepperell Pond is a favorite location for bass
fishing tournaments. The Town of Pepperell Conservation Commission continues to
partner with the Nashua River Watershed Association (NRWA) to identify land along its
banks for protection. To date, nearly 200 miles of riverfront have been protected within
the Nashua River watershed.26 The Massachusetts Division of Fisheries and Wildlife
advises humans not to eat fish from the Nashua River due to elevated mercury levels.
A 10.5-mile cold-water fishery, the Nissitissit River travels through Hollis, NH where it
enters Pepperell before it empties into the Nashua River just downstream of Pepperell’s
Covered Bridge on Groton Street. The Nissitissit is used for canoeing, kayaking and nature
observation and attracts fishermen, especially fly fishermen, from around the region.
Known as one of the cleanest rivers in Massachusetts, groups like Trout Unlimited have
focused their efforts on improvements to the Nissitissit. Such efforts include financial
support for the installment of three-sided or bottomless culverts and the removal of the
Turner Dam on Hollis Street. Much of the land along the river has been protected by the
DFW, which often works with the Nissitissit River Land Trust, the NRWA, and the Pepperell
Conservation Commission. Under the Squannacook and Nissitissit River Sanctuary Act
(MGL Chapter 132A, Section 17), the Nissitissit River and associated named tributaries are

26

Provided by the Nashua River Watershed Association, August 2019

216 | P a g e

recognized as Outstanding Resource Waters of the Commonwealth and new point-source
discharge27 are limited by the Act. Pepperell has four miles of frontage on the River.

EQUESTRIAN ACTIVITIES
Pepperell is known for its many equestrian enthusiasts and the number of horses within its
borders. Some equestrian facilities include indoor arenas, and the Pepperell Horse Owner’s
Association uses both public and private trails for its annual trail ride. Due to their
popularity in Pepperell, horses are often encountered on conservation property trails.

Farm off Heald and Willow Streets
The U.S. Environmental Protection Agency (EPA) defines point source pollution as “any single identifiable
source of pollution from which pollutants are discharged, such as a pipe, ditch, ship or factory smokestack”.
Some factories discharge their effluent directly into a waterbody.
27
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HUNTING AND TRAPPING
Hunting is another popular activity in Pepperell. A list of Conservation Commission
managed parcels that are open to hunting is available on the Conservation Commission
webpage. The list includes DFW properties, all of which allow both hunting and trapping.

YOUTH SPORTS PROGRAMS
Youth sports programs currently offered in Pepperell are listed below:
 Pepperell Soccer
 Pepperell Youth Baseball and Softball
 TAP Basketball
 Pepperell Summer Basketball League
 PAT Hockey
 North Middlesex American Youth Football & Cheerleading
 North Middlesex Pop Warner Football
 North Middlesex Youth Lacrosse
 Pepperell Ski Club
Many of these activities are run by non-profit organizations and are available to students in
Pepperell, Ashby and Townsend. The Recreation Commission also offers “Trips and Tours”,
where residents from Pepperell and other communities enjoy bus tours to various
destinations.

RECREATIONAL FACILITIES AND RESOURCES
The Sis McGrath Community Center is a public facility where residents can hold meetings,
rent space for functions, and attend a number of community events. The Center is also
used for a number of recreation programs, such as the fitness programs, babysitting and
“home alone” preparation courses, children’s playgroups and dance classes, and quilting.
Non-profit groups, such as Scouts, Friends of the Lawrence Library, and folk dancers, use
the space for regular gatherings or fundraisers.
The Albert Harris Center offers a number of educational, recreational, exercise and fitness
opportunities for Town and area residents, including yoga, Zumba, Bone Builders,
Zengevity, line dancing, folk dancing, nature talks and walks.
The Recreation Commission manages a number of the Town fields, including those located
at the schools. Table 6.11 lists the fields and the types of facilities and equipment located at
each site.
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Table 6.11: Recreation Fields
Field Name
Town Field

Kennedy Field
Comiskey Field

Location
Hollis Street

Main Street behind the Public
Safety Complex
Along driveway to Varnum Brook
Elementary School

Glow Field

End of Tucker Street

Leao Field

Behind Varnum Brook
Elementary School

Bartelson Fields

Jersey Street

Nissitissit Middle School

33 Chace Avenue

Varnum Brook

Behind Varnum Brook
Elementary School
Source: 2016 Open Space and Recreation Plan

Features
Playground, Shawn Kinsley Skate
Park, two softball fields, gazebo
and two lighted basketball courts
One multi-purpose field
Multi-purpose fields configured
onto two 6 v.6 or 8 v. 8 soccer
fields
Multi-purpose fields that are
configured into two 8 v. 8 and one
11 v. 11 soccer fields
Multi-purpose fields that are
configured into two 11 v. 11
soccer fields
Two 60’/70’ baseball diamonds,
one 70’/90’ baseball diamond
and one t-ball field
One 90’ baseball diamond and
multi-purpose field
Two softball fields and an
enclosed set of tennis courts

In December 2018, the Pepperell Fields and Hard Courts Master Plan was completed. This
document profiles the conditions of athletic fields and facilities, quantifies field demand,
and details the need for upgrades or new facilities. Lack of ADA compliance was found at
most town recreation facilities, and many were deemed in need of improved parking,
drainage, turf condition, and irrigation. The demand study28 found that town fields are
accommodating 12,027 team events per year. Eleven fields were found to experience more
than 600 uses per year. A well-maintained and irrigated natural turf field that is properly
rested can sustain 200-250 uses per year.
The study concluded that additional fields are needed to allow for expansion of youth
leagues, rest fields, and reduce schedule constraints. Using accepted standards, it was
determined that seven baseball diamonds, three softball diamonds, and fourteen multi-

28

Rates of visitation to recreation sites, rates of participation in various recreation activities, economic
values, the needs of providers and users of resources, and public opinion are factors in measuring demand.
Although each of these measures contribute to an understanding of recreation demand, each presents an
incomplete picture of demand if considered in isolation. The specific methodology for measuring demand can
be found on page 6 of the Pepperell Fields and Hard Courts Master Plan prepared by Gale Associates, Inc.,
December 2018.
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purpose fields are needed. Alternatively, some synthetic fields could be developed which
could sustain 750 uses per year. Developing these facilities is estimated to cost $13 million
in total. The Master Plan lays out a five-phase implementation plan.

LOCAL CAPACITY
Pepperell has several organizations working to preserve open space and enhance
recreation within the community. The various Town departments, boards and
organizations work together to ensure that these resources are protected for future
generations. Joint leadership is important; each of the parties listed below has a role to
play and represents different interests.


The Pepperell Conservation Commission is the steward for Town-owned conservation
land and local administrator of Massachusetts' Wetlands Protection Act. Working with
land owners, the Commission ensures that Pepperell’s natural resources are protected
and that construction and environmental alterations are accomplished in compliance
with state laws. The Commission also works with and advises other Town bodies,
including the Planning Board, Board of Health, and the Building Inspector's Office on
natural resources issues and potential land conservation. The Commission has one staff
person who administers the permitting process and oversees day-to-day activities.



The Planning Board is responsible for implementing the Town’s Zoning Bylaw and
working with developers to ensure that important conservation land and natural
resources are protected during the development process.



The Recreation Commission is responsible for recreation activities and facilities.
Pepperell’s Recreation Commission oversees the scheduling of use at the Community
Center, Town Field, Sean Wellington Basketball courts, and the surrounding fields. The
Recreation Commission also offers a variety of activities including community events,
adults’ and children’s classes, and group trips. The Pepperell Recreation Commission
uses a regional approach to expand the programs they offer.



The Nashoba Conservation Trust is a non-profit land trust, founded in 1969, which
focuses on land preservation in Pepperell. The Trust works with local landowners in an
effort to determine appropriate ways to preserve the Town’s remaining undeveloped
properties and open areas.



The Nissitissit River Land Trust is a non-profit organization, founded in 1968, which
focuses on conservation and protection of the natural, unpolluted habitats along the
Nissitissit River and its surrounding lands in Massachusetts and New Hampshire.
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Dunstable Rural Land Trust (DRLT) was founded in 1974 with the intent of “preserving,
conserving, and educating people about the rural landscape…” The Dunstable Rural
Land Trust owns two parcels in Pepperell totaling 31.99 acres



The Nashua River Watershed Association is a non-profit organization, founded in 1969,
whose goal is to ensure a healthy ecosystem with clean water and open spaces for
human and wildlife communities in the Nashua River watershed.



The Friends of Pepperell Recreation is a non-profit organization that works to promote
community involvement for the betterment of the town, its citizens and its recreational
facilities. The Friends holds multiple fundraising activities each year, such as a bike sale
and the town-wide yard sale.

PUBLIC INPUT
On April 19, 2018, the first public Visioning Session for the Master Plan was held at the
Albert Harris Center, where residents participated in a Strengths, Weaknesses,
Opportunities and Threats (SWOT) analysis. The following priorities related to Open Space
and Recreation were identified through the exercise:
 Strengths
o The Albert Harris Center
o Open space/rural character
o Conservation Land
o Pedestrian trail network
o Water quality
o Community events
o Youth programs
o Agriculture
o Two land trusts
o Conservation Commission
o Bucolic character
o Rail Trail
o Waterways/Nashua River
o Large equestrian population
o Regional organizations and non-profits
o Garden Club
 Weaknesses
o Lack of water resource protection/declining water quality
o Not taking enough action to protect rural, historical and cultural resources
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o No discussion of or preparation for climate change
o Loss of wetlands and wildlife, and weak protection for these resources
o No Community Preservation Act adoption
o Lack of sidewalks along Route 111
o Too few recreational opportunities
o Lack of outdoor recreation for disabled residents
o Pedestrian safety/lack of crosswalks in Railroad Square
Opportunities
o Set preservation target for open space at 25%
o Expand Pepperell Community Arts
o Redevelop mill site as open space
o Community farming
o Remain a small town
o Market bird watching
Threats
o Overdevelopment
o Expansion of recreational facilities in neighboring towns results in
disinvestment in local facilities
o Climate change
o Shortage of farmland
o Lack of walkability on Main Street
o Angle parking at rail trail is unsafe
o Development is destroying biodiversity

The input received at the February 7, 2019 Visioning Session on Open Space and
Recreation indicated that the Town’s greatest strengths lie in:
 The Town’s extensive conservation land and trail systems
 Pepperell Springs property
 The Nissitissit and Nashua Rivers
 Popular and well-used outdoor recreational facilities
 The Nashua River Rail Trail
 Diversity of habitats
 Beautiful scenery and vistas
 Agricultural lands
 ADA accessible trail behind the Library
 Cemeteries
 Online trail maps
 Wild and Scenic River designation
 Heald Orchard
 Strong community groups and volunteers dedicated to conservation and recreation
 Indoor equestrian riding arena
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Weaknesses and vulnerabilities of Pepperell’s Open Space and Recreation assets and
programs identified by participants included the following:
 Need more recreational programs for school age children
 Need to better protect the water supply
 Pepperell needs to better market its recreational areas and expand recreational
programs
 The Open Space Redevelopment Development zoning regulations need updating
 There needs to be better access to recreational land for youth and elderly who do not
drive
 Pepperell lacks proper tourist amenities such as lodging (e.g. Bed and Breakfasts)
 Loss of farms and agricultural land is a threat/farmers need help to stay in business
 An all-season indoor farmers market and other support and promotion of local farms
would be beneficial
 Invasive species are increasing and invasive water chestnuts are clogging Pepperell’s
waterways
 Pepperell has litter and dog waste problems
 The Nashua Road Soil Reclamation Project remains a threat
 Better balance between recreation and open space
Needed improvements for Pepperell’s Open Space and Recreation programs and properties
were identified by participants, and included the following:
 The Town needs a pool
 The Town needs an activities center
 A skating rink/pond is needed
 There should be a town history museum
 There ought to be a covered outdoor area suitable for picnics and barbecues
 The properties abutting the Nashua River ought to be beautified
 Children’s recreational facilities/playgrounds need to be upgraded
 The Town should adopt the Community Preservation Act
Parks and recreational facilities and services identified to support Pepperell’s changing
demographics (e.g. aging population) included:
 Benches and pocket parks conveniently located around town
 More ADA-accessible trails
 The Town will need more places for people to congregate
 The Town will need more recreational facilities for an aging population
 An indoor pool
 Better transportation options for seniors
 Expansion of the Albert Harris Center
 Improved street and sidewalk lighting
 Succession of agricultural operations from one generation to the next generation
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The most threatened resources and the steps that Pepperell can take to address them
included the following:
 Wildlife diversity is diminishing and threatened by development
 Native trees are threatened and more native trees and plants should be planted
 The Town’s dark nighttime sky needs to be preserved
 Farmland is threatened by severe weather
 Landscape assistance would help with the Town’s appearance
 The Town should include tips about protecting native species on its website
 The Community Preservation Act should be adopted
 There needs to be more regional cooperation on habitat and natural resource issues
 NMCOG ought to work with other RPAs29 to address environmental concerns
 Public education is needed relative to littering and stormwater management
 The Town ought to use its website to inform the public about environmental
concerns.
 Strategically locate benches across town
Participants at the session also identified a number of properties worthy of future
protection. The properties included a number of farms, and are described in more detail in
the Natural and Cultural Resources chapter. Maps depicting these locations can be found in
Appendix A.
In addition to the public Visioning Sessions, a written survey was widely distributed
seeking resident’s input on a wide variety of issues relative to the development of the
overall Master Plan. Over the course of three months, 525 responses were received.
Approximately 82% of the respondents indicated that they choose to live in Pepperell
because of the community’s character and rural setting. Over half (54%) of the respondents
indicated that the number of recreation facilities and programs is excellent or good, while
about 6% indicated that it is poor. Similarly, approximately 49% of the respondents
indicated that the mix and type of recreational facilities and programs is excellent or good,
while 27% indicated that it is fair, and nearly 7% stated that it is poor. Over 67% of the
respondents felt that the amount of open space protected is excellent or good, and only 2 %
that it is poor. In listing the three most critical issues facing Pepperell over the next ten

Regional planning agencies are governmental bodies that serve the local municipalities and residents
within their planning districts by addressing issues and needs that cross municipal boundaries through
planning, policymaking, communication, coordination, advocacy, education, analysis, and technical
assistance. The thirteen regional planning agencies in Massachusetts are advisory bodies to their member
communities, private business groups, and state and federal governments. With the exception of the Cape
Cod Commission, the state’s regional planning agencies do not have regulatory powers.
29
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years, respondents ranked overdevelopment/population growth as number 4, open space
preservation as number 5, and maintaining the rural character/small town feel as number
10.

ISSUES AND OPPORTUNITIES
Pepperell adopted its first Open Space and Recreation Plan in 1969 to guide policy and
decision-making in a way that offers permanent protection of natural resource areas and
recreation assets. Over the years, the Town has regularly updated the document and
pursued opportunities to acquire and protect additional properties throughout town.
Throughout the input process for the Master Plan, it was evident that the Town sees the
preservation of rural and agricultural landscapes, environmental resources, historical
resources, wildlife, forests and other habitat areas as high priority.
The Town’s priorities are also articulated in the 2016 Pepperell Open Space and Recreation
Plan goals which are outlined as follows:
 Preserve Pepperell’s public and private water supplies;
 Protect sensitive natural resources and the rural character of the town;
 Provide for long-term sustainability of open space protection and recreation efforts;
 Increase access for people of all demographic groups to Pepperell’s open space and
recreation lands and programs; and
 Promote a cooperative and regional approach to open space and recreation planning.
Much of Pepperell’s protected open space surrounds the Nashua and Nissitissit Rivers and
their tributaries, is clustered in the northwest and north central sections of town, and
coincides with the Water Resources Protection Overlay District (WRPOD). Future land
acquisition initiatives should focus on connecting these parcels in order to establish an
open space network, protect water quality, and create wildlife corridors.
Pepperell has a tradition of protecting important open space properties, as evidenced by
the acquisition of Pepperell Springs and Keyes Farm. Nonetheless, land acquisition and
protection is expensive and challenging. Acquisition of undeveloped land requires the
following steps: (1) identification available open space; (2) prioritization of parcels; and (3)
acquisition. The Town should establish criteria for determining which town board of
commission is given care and custody of lands that are acquired in fee, through donation, or
by tax title foreclosure. Given the town’s fiscal challenges, funding for such land purchases
may not be possible without a dedicated revenue source. Adoption of the Community
Preservation Act would provide a dependable source of funding that would benefit open
space and recreation, as well as affordable housing and historic preservation. Protecting
additional open space at little to no cost may also be possible by strengthening the Open
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Space Residential Design Bylaw, as discussed previously in the Land Use and Zoning
chapter.
The Town should continue to expand protected open space on an ongoing basis. Pepperell’s
Open Space Inventory map shows that important connections remain unprotected. As
outlined in the 2016 Open Space and Recreation Plan, the most important areas include the
protection of remaining farmland; extension of protected corridors along the Nissitissit
River, Sucker Brook, and Mine Brook; additions to the west bank of the Nashua River
greenway, from the Nissitissit confluence to the NH line; connections between protected
areas on Lawrence Street and Boynton Street, and between Hollis Street and Brookline
Street; and connections to other protected parcels in neighboring towns, including The
Throne, Reedy Meadow Brook, and Unkety Brook. Communications with the owners of
these properties is ongoing. A dialogue has also been established with land protection
organizations to help with protecting the parcels when they become available.
Encouraging landowners of forested parcels to enroll in Chapter 61 would benefit open
space preservation. The community should be educated about forestry practices that
create forest openings for wildlife, leave dead trees for nests and dens, and provide
hedgerows for small mammals and birds. Owners of forested lands should also be made
aware of available assistance from the Conservation District and the New England Forestry
Foundation.
In an era of global warming, open space protection will be key to implementing climate
mitigation and adaptation, while also achieving other environmental, social, and economic
benefits, by:
 Mitigating the urban heat island effect;
 Conserving habitat and facilitating habitat connectivity;
 Managing surface water and riverine flood risk (e.g., increasing permeable surface
area, allowing for groundwater recharge, reducing rate and volume of runoff);
 Enhancing water quality by filtering and removing sediment and pollutants; and
 Sequestering and storing carbon in vegetation and soils (e.g., protecting and restoring
forests and wetlands, increasing the carbon content of soils).
Through a grant provided by the Executive Office of Energy and Environmental Affairs
(EOEEA), the Town has prepared a Municipal Vulnerability Preparedness (MVP) Plan. The
MVP process is the first step in planning for climate resiliency through the future
implementation of priority projects. Once the Plan is approved, Pepperell will be certified
as an MVP community and will be eligible for MVP Action Grant funding from the State.
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The Conservation Commission recently updated the Conservation Land Rules and
Regulations, and has an effective trail monitoring and maintenance program using
volunteers. Most of the large town-owned conservation areas are part of a management
plan or a forest management plan. As resources permit, management plans should also be
developed for the remaining conservation areas.
Most of the town’s open space areas and recreation facilities are not accessible to those
with disabilities. In 2018, an ADA compliant trail was created behind the Lawrence
Library. The Town should develop a transition plan to ensure that other properties and
facilities are brought into compliance. Funding to prepare a transition plan is available
through the Massachusetts Office on Disability’s Municipal Americans with Disabilities Act
Improvement Grant Program.
While the Conservation Commission and the Nashoba Conservation Trust have developed a
trail guide that is available online and in hardcopy, more could be done to promote the
Town’s conservation and recreation areas and programs. The Open Space and Recreation
Plan suggests publicizing these facilities, programs and events in the Recreation
Commission’s quarterly flyer, in the Albert Harris Center newsletter, and by posting flyers
at conservation land kiosks, on social media, and at the library and Community Center. The
Town could also consider developing its own newsletter, newspaper or informational
bulletin to get the word out. Given the many rich natural and historic resources available in
Pepperell, the town could promote these assets to outdoor enthusiasts and history buffs
residing in other communities. Any future publications should include information on
recreation, conservation and historic sites and programs of interest available within the
community.
The need to link Pepperell’s conservation areas through an integrated trail system has been
discussed at some of the public meetings. As development occurs, some of the
opportunities for future linkages may be lost. To ensure that such linkages remain a
possibility, the Conservation Commission, Planning Board, and the Recreation Commission
should formulate a strategy for establishing a town-wide network. The local permitting
boards should then work with proponents of future development projects on preserving
the easements/rights-of-way needed for these connections.
The Recreation Commission has worked to expand recreational opportunities in spite of
the town’s fiscal challenges. The preparation of the Pepperell Fields and Hard Courts
Facilities Master Plan in 2018 helped to evaluate the current condition of recreational
facilities and projected the anticipated demand for playing fields based on current usage
and projected trends. The study determined that seven baseball diamonds, three softball
227 | P a g e

diamonds, and fourteen multi-purpose fields are needed. Developing these facilities is
estimated to cost $13 million in total.
Currently, user fees assist in covering some of the maintenance costs for recreation
facilities. Youth baseball and youth soccer organizations maintain the fields that they
utilize, while other entities contribute a small portion of their registration fees to the
Recreation Department in order to help offset the costs associated with maintenance and
improvements. However, given the significant cost of implementing the 2018 Fields and
Hard Courts Master Plan, other revenue sources will be needed. As previously mentioned,
the adoption of CPA would be beneficial. CPA funds may not be spent on routine
maintenance or operating expenses, but they can be used for only capital improvements.
CPA funds may be used for the acquisition of land that is to be used for recreation, or for
the creation of new recreational facilities on land that the Town already owns. CPA is
designed to fund recreational activities that take place in outdoor, open, and natural
settings, such as parks, playgrounds, and athletic fields, as well as community gardens,
hiking and biking trails. In addition to CPA funds, the use of business/corporate donations
and sponsorships could also be considered.
The 2018 Fields and Hard Courts Master Plan suggests that adding artificial turf fields
would allow for higher usage levels than natural turf fields. Most of the synthetic turf fields
contain crumb rubber infill along with padding and drainage systems. Crumb rubber fields
are made of the following materials:





A bottom layer composed of plastic sheeting.
Middle layers composed of crushed stones with plastic tubing for drainage and rubber
padding for shock absorbance
A top layer composed of plastic mesh with soft, plastic strands that resemble blades of
grass
Crumb rubber infill, made from recycled tires, is added to the top layer to provide extra
padding and keep the grass upright. Sand is sometimes mixed with the crumb rubber.

Other synthetic fields are made of carpet-style materials and do not use crumb rubber. The
carpet-style fields resemble a flat carpet and may have nylon carpet fibers. The carpet-style
fields are used primarily in the conversion of asphalt fields to synthetic fields.
There are three possible ways for people to have contact with chemicals on artificial turf
fields:


Accidentally ingesting small amounts of crumb rubber by putting fingers in the mouth
or not washing hands before eating after playing on the fields.
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Breathing in dust and vapors while playing on the fields. Crumb rubber may become
dust as it wears and the rubber may give off some vapors.
Direct skin contact with the crumb rubber.

Several scientific research studies carried out in the United States and Europe have
assessed potential exposures and health risks for people using turf fields containing crumb
rubber. There is no scientific consensus on the risks. The federal government has
commissioned a study to address the issue, but results could be years away. The Pepperell
Recreation Commission and the Board of Health should evaluate the most recent research
to determine whether utilizing artificial turf represents an unacceptable health risk for
residents, particularly for children.

RECOMMENDATIONS
6.1 - Implement the Seven-Year Action Plan outlined in the 2016 Pepperell Open
Space and Recreation Plan.
6.2 - Establish criteria for determining which town board or commission is given
care and custody of lands acquired in fee, through donation, or by tax title
foreclosure.
6.3 - Business/corporate donations and sponsorships should be explored as a
means of supporting conservation and recreation projects.
6.4 - Protect additional open space on an ongoing basis, prioritizing the following:
o parcels located in the WRPOD;
o remaining farmland;
o lands that extend protected corridors along the Nissitissit River, Sucker
Brook, and Mine Brook;
o additions to the west bank of the Nashua River greenway;
o the remaining gaps in the open space network located between Lawrence
Street and Boynton Street, and between Hollis Street and Brookline Street;
o open space network connections to protected parcels in neighboring towns;
o historical sites, areas and landscapes;
o important habitat areas; and
o forested lands.
6.5 - Continue to pursue Agricultural Preservation Restrictions (APR) and
Conservation Restrictions (CR) for acquired farmland, forest land, riparian
corridors, and water supply areas.
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6.6 - Establish trail linkages between conservation areas and pursue easements
needed for future linkages. Work with proponents of future development projects
on preserving the easements and rights-of-way needed for these connections.
Coordinate with neighboring communities on linkages at the town boundaries in
order to establish a regional network.
6.7 - Continue to develop and update management plans for all conservation areas
and town-owned forests as resources permit.
6.8 - Encourage forest landowners to enroll in Chapter 61 and provide information
on available assistance from the Conservation District and the New England
Forestry Foundation.
6.9 - Promote the conservation and recreation areas and programs through the
Town’s website, social media, the Recreation Commission quarterly flyer, the Albert
Harris Center newsletter, and by posting flyers and notices at the Library,
Community Center, at conservation area kiosks, and at the North Central
Massachusetts Regional Visitor’s Center. Future publications should incorporate
information on recreation, conservation and historic sites, programs and events that
are available or planned in Pepperell. These events, sites and programs should be
promoted through wayfinding kiosks and the local Pepperell channel.
6.10 - Continue to expand upon the work undertaken by the Conservation
Commission, Recreation Commission and Nashoba Conservation Trust by further
integrating recreation and environmental protection through initiatives, such as
nature walks, establishment of an environmental education center, fitness trails and
interpretative trails.
6.11 - Prepare an ADA Transition Plan for town-owned conservation and recreation
properties. Apply for grant funding from the Massachusetts Office on Disability
implement needed accessibility improvements.
6.12 - Implement the recommendations outlined in the Pepperell Fields and Hard
Courts Facilities Master Plan as resources permit. The Recreation Commission and
Board of Health should assess whether the use of artificial turf presents an
unacceptable health risk based on the latest available research.
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7. NATURAL AND CULTURAL RESOURCES
INTRODUCTION
Pepperell residents highly value the town’s rural character,
agricultural landscapes, open spaces, natural resources and
historic buildings, as documented throughout the public
input process. The visual character and historic heritage set
Pepperell apart from other nearby communities. Many of
Pepperell’s natural resources are permanently protected,
however many are not protected at all. This is particularly
true of its cultural resources. In the future, protecting the
resources most valued by the community will be challenging
given the Town’s current fiscal limitations.
As outlined in this chapter, natural resources include land,
surface water, streams, wetlands, aquifers, wildlife habitat,
open space and riparian corridors, and other ecologically
sensitive areas.
Cultural resources include historic buildings and their
settings, outbuildings, such as sheds and barns,
archaeological remnants and features, and archaeologically
sensitive areas. Features, such as stonewalls and
foundations, burial grounds and cemeteries, agricultural
landscapes and structures, trails and historic trees, are also
an important part of the town’s history, and are key public
assets. Pepperell’s character is deeply rooted in its historic
past. Although the only historic district in the community is
located with the town center, important historic assets can
be found throughout the town.

NATURAL RESOURCES
WATER RESOURCES
Pepperell has an extensive hydrological system that includes
groundwater, ponds, rivers, brooks, aquifers, and wetlands,
as shown on Map 7.1. The town is located within the Nashua

NATURAL AND
CULTURAL RESOURCE
GOALS












Preserve Pepperell’s
historic farmsteads,
buildings, and
landmarks.
Continue to institute
policies and practices
that protect and
enhance the quality of
water resources,
wildlife habitat,
farmland, and forests.
Protect the visual
features and
landscapes that give
Pepperell its rural,
small-town character.
Strengthen local
regulations relative to
stormwater, historic
preservation, and
floodplain
management.
Address climate
change impacts to
ecological systems and
natural resources.
Ensure all
development is
sensitive to Pepperell’s
rural and historic
character and to the
sustainable use of
natural resources.
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Map 7.1: Pepperell Watershed Sub-basins
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River sub-basin of the Merrimack River. The Nashua River watershed covers 538 square
miles within thirty-one communities. All the precipitation that falls on Pepperell
eventually drains into the Merrimack River.
The benefits of clean water cannot be overstated. Adequate supplies of clean water are
vital to the survival and propagation of fish and other aquatic life, as well as to wildlife and
humans. The cost to society of not maintaining or restoring water quality, in terms of
public health, economic impact, and other factors, is incalculable.

RIVERS AND STREAMS
Pepperell is located at the confluence of the Nashua and Nissitissit Rivers. The Nashua
River is 56 miles in length, is a tributary of the Merrimack River and the watershed drains
538 square miles in Middlesex and Worcester Counties. It is formed near Lancaster and
flows generally north-northeast, eventually joining the Merrimack River in Nashua, New
Hampshire.
The Nashua River was not always as clean as it is today. In the past, it was heavily used for
industry, and the paper mills located along the river discharged dye and other waste into
the water, resulting in significant pollution downstream. In the mid-1960s, local activists
initiated a cleanup campaign and formed a coalition with labor and business leaders.
Eventually, eight treatment plants were constructed or upgraded along the river, using
federal funding. By the 1990s, many parts of the river were deemed swimmable.
On January 23, 2013, former Congresswoman Niki Tsongas introduced a bill to initiate the
process of designating portions of the Nashua River, Nissitissit River and the Squannacook
River as part of the national Wild and Scenic River System. The bill was signed into law on
December 19, 2014 and authorized the Nashua River Wild and Scenic Rivers Study
Committee. Upon completion of a lengthy planning process, and with the approval of local
communities, Congress voted to designate sections of the rivers as Wild and Scenic Rivers,
and the bill was signed into law by President Trump on March 12, 2019.
As part of the designation process, the Nashua, Squannacook, and Nissitissit Rivers
Stewardship Plan30 was developed to serve as a guide for the future stewardship of the
rivers. Many entities representing local, state, and federal interests have agreed to
participate in the Plan’s implementation and the realization of its goals. Through the Wild
and Scenic designation, there could potentially be a net financial gain for municipalities and
local partners, as costs associated with implementing the Plan can be funded through
ps://www.wildandscenicnashuarivers.org/uploads/8/9/9/1/89911665/nsn_stewardship_plan_7-2318_final_web.pdf
30
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federal appropriations subject to Congressional approval. The Stewardship Plan contains a
series of recommendations relative to environmental protection, historical and cultural
resources, biodiversity, and recreational and scenic features that could be voluntarily
implemented by landowners, municipalities and state and federal agencies. A locallyappointed Stewardship Council will be formed to oversee implementation of the
Stewardship Plan.
The Nashua River is classified as a Class B waterway. Designated uses for Class B
waterways, as established by the Massachusetts Department of Environmental Protection
(DEP), include recreation uses, fishing and wildlife habitat, agricultural and industrial uses,
and navigation. While the river meets Class B standards, it is negatively impacted by
combined sewer overflows (CSOs) from upstream wastewater treatment plants. One of the
remaining primary threats to water quality in the Nashua River is untreated stormwater
runoff. Rain water and melting snow carry pollutants, such as nitrogen, phosphorus,
bacteria, heavy metals, oil, grease and sediment into nearby waterways. These pollutants
originate in lawns and agricultural fields, roadways, parking lots, and from uncollected pet
waste, and erosion from construction projects.

Nashua River along Canal Street
The Federal Water Pollution Control Act of 1972 and its amendments require that states
classify waterbodies according to the degree of threat or impairment for designated uses.
In 2016, the Massachusetts Department of Environmental Protection (DEP) produced the
Massachusetts Integrated List of Waters, listing the condition of waters under Sections
305(b), 303(d), and 314 of the Clean Water Act. The segment of the Nashua River from the
Squannacook River to Pepperell is considered impaired based on the assessment of
macroinvertebrates, non-native aquatic plants, mercury in fish tissue, and nutrients. A
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coalition of organizations was formed in 2015 to address the invasive water chestnuts that
plague significant sections of the Nashua River in Pepperell and Groton, and the Town has
received several grants to help address this problem. The portion of the Nashua River
extending from the Pepperell Dam to the New Hampshire line is considered impaired due
to macroinvertebrate bio-assessments and total phosphorus. Pepperell has three locations
along the Nashua River that are suitable for launching canoes or kayaks – one along Canal
Street, another behind the former Kemp’s horse track on River Road, and a car-top launch
on Route 119/South Road at the Pepperell/Groton line maintained by the Division of
Fisheries and Wildlife.
The Nissitissit River from the New Hampshire line to the confluence with the Nashua River
is considered impaired due to the lack of cold water fish assemblage. The Nissitissit River
is used for canoeing and kayaking, and attracts numerous anglers, particularly those who
engage in fly fishing. The Nissitissit River is one of the cleanest rivers in the
Commonwealth, due in part to groups like Trout Unlimited that have focused attention on
water quality by providing financial support for the removal of the Turner Dam. Much of
the land along the river has been protected by the Department of Fisheries and Wildlife
(DFW). Under the Squannacook and Nissitissit River Sanctuary Act (MGL Chapter 132A,
Section 17), the Nissitissit River and its named tributaries are recognized as Outstanding
Resource Waters of the Commonwealth, limiting new point source discharges. Many of
Pepperell’s streams are cold water fisheries that provide critical habitat for native cold
water fish, including trout.
Robinson Brook and Nutting Brook enter the Nashua River in Pepperell just south of the
Groton line. Robinson Brook drains the area between Groton’s Throne Hill and South
Street, and features a small pond and waterfall in its lower reaches. It major tributary,
Bancroft Brook, begins north of Route 113, near the intersection with Route 119. Beavers
have dammed Bancroft Brook at several locations. Nutting Brook begins near Mt. Lebanon
and runs south parallel to Shirley Street.
Green’s Brook enters the Nashua River from the former mill yard and drains the area
between Main Street and River Road, the northern end of Wooltop Drive, and the ponds on
both sides of Elm Street. Varnum Brook joins Green’s Brook behind the Pepperell
Communications Center. The area drained by Green’s Brook and Varnum Brook comprises
600 acres.
Gulf Brook and Sucker Brook are important tributaries of the Nissitissit River. One of the
Town’s drinking water wells is located on Gulf Brook, which has a 2,000-acre watershed.
The Gulf Brook headwaters include Stewart Brook and Blood Brook.
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Natural buffers around water bodies form effective barriers against pollution that might
otherwise enter the water from surface runoff or through groundwater discharge.
Vegetated buffers absorb nitrogen and phosphorus, neutralize organic and hydrocarbon
chemicals, and detain sediment, including heavy metals that often adhere to sediment. The
Massachusetts Rivers Protection Act is a tool that restricts development within 200 feet of
any river or perennial steam, and the Conservation Commission should utilize this tool to
the greatest extent possible to ensure that the town waterways are protected. The
Pepperell Conservation Commission continues to partner with the Nashua River
Watershed Association to identify land along the Nashua River to target for future
protection.

SURFACE WATER BODIES
The quality of surface waters is influenced by the natural ecology, hydrology and
geomorphology of the land area they drain, and also the land use patterns resulting from
human activities within their respective basins and watersheds. Pepperell’s largest water
body is Pepperell Pond, an impoundment of the Nashua River located between the
Pepperell Dam and Route 119, locally known as “The Moat”.
Heald Pond, twenty-two acres in area, is classified as a Great Pond. The Pond was formed
by the damming of Gulf Brook. Blood Brook empties into Heald Pond. Sucker Brook arises
from Coon Tree Pond and several wetlands off Jewett Street. Sucker Brook also fills
Burkinshaw Pond and Sucker Pond before emptying into the Nissitissit River.

Heald Pond
236 | P a g e

WETLANDS
The importance of wetlands to public health and the natural environment is well-known
and protected by state and federal law. The Massachusetts Wetlands Protection Act gives
the Commonwealth and the local Conservation Commission the authority to regulate
activities affecting wetlands for the following specific purposes: protection of public and
private water supply; protection of groundwater supply; flood control; prevention of storm
damage and pollution; protection of land containing shellfish; protection of fisheries; and
protection of wildlife habitat. Approximately 25% of the town’s land area (3,760 acres) is
comprised of wetlands or falls within the 100-foot buffer zone of a wetland.31 Many of the
town’s wetland areas are associated with its rivers and streams.
The Town of Pepperell enacted a local wetlands bylaw in 2002. The stated purpose of the
bylaw is to do the following: “…Supplement the Commonwealth of Massachusetts'
Wetlands Protection Act, to further protect the wetlands, related water resources, and
adjoining land areas in the Town of Pepperell by controlling activities considered by the
Conservation Commission as likely to have significant or cumulative effect upon resource
area values, including but not limited to the following: public or private water supply,
groundwater, flood control, erosion and sedimentation control, storm damage prevention,
water quality, water pollution control, fisheries, wildlife habitat, and rare species habitat
deemed important to the community. This Bylaw is intended to utilize the Home Rule
authority of the municipality to protect additional resource areas, for additional values,
with additional standards and procedures stricter than those of the Wetlands Protection
Act (M.G.L. ch 131, § 40) and Regulations (310 CMR 10.00) thereunder.”
Under the bylaw “…there shall be a 50-foot wide undisturbed, vegetated strip of
naturally occurring plant species maintained between certified vernal pools (Certified
by Massachusetts Division of Fisheries and Wildlife) or wetland resource areas (310
CMR 10.02(1), excluding land subject to flooding and riverfront area) and activities, as
defined in the Wetlands Protection Act Regulations. The purpose of the 50-foot
undisturbed strip is to filter out pollutants and sediment before they reach waterways,
to help with floodwater absorption, and to support wildlife habitat.”

AQUIFER RECHARGE AREAS
Groundwater recharge is part of the hydrologic cycle in which aquifers are recharged by
precipitation, surface water infiltration, or hydrologic exchange with other aquifers. Since
the recharge of aquifers generally occurs through inflow from the surrounding drainage

31

2009 MassDEP Hydrography
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basin and nearby surface water bodies, the quality of surface water is critical to the quality
of ground water, and, therefore, to drinking water.
The aquifers in Pepperell closely correspond to the town’s rivers and streams, with most
aquifers located in the northern and eastern portion of the town, as shown on Map 7.1.
While most of Pepperell’s residents are served by municipal water, many draw their
drinking water from private wells, and all of the drinking water originates from aquifers.
Pepperell provides public drinking water through five gravel-packed wells located at three
well sites: Jersey Street, off Emerson (Nashua Road), and Bemis Road. One of the well
heads on Jersey Street is sited within 1,000 feet of Nashua Road in Groton, while the second
well head is about 2,000 feet from the Groton line within the same aquifer. Protecting these
wells requires a cooperative effort between Pepperell and Groton. The well site on Bemis
Road is comprised of two well heads, and most of the land to the south of the site is
protected by the Pepperell Water Division, the Conservation Commission, or the Nashoba
Conservation Trust. A third well site is located off Nashua Road near the Hollis line. The
Town has purchased property in Hollis to protect the well site.
Pepperell has recognized the importance of protecting its municipal well sites. Each well
has a Zone I of 400 feet and is located on an aquifer with a high vulnerability to
contamination due to the absence of hydrogeologic barriers (i.e., clay) that can prevent
contaminant migration. Massachusetts drinking water regulations (310 CMR 22.00)
require public water suppliers to own the land within Zone I or to control it through a
conservation restriction. However, many public water supplies were developed prior to
the regulations and contain non-water supply activities such as homes and public roads.
According to MassDEP, the following non-water supply activities occur in Zone I areas of
the Pepperell system wells:



Bemis Road well: A nearby road was relocated from 30 feet from the well to 100
feet, and a fence was erected in 2000.
Jersey Street wells: A building that houses two trucks used by the Department of
Parks and Recreation is located in the Zone I. Occasionally, there is unauthorized
dirt activity.

A Zone II is a wellhead protection area that has been determined by hydrogeologic
modeling and approved by the Department of Environmental Protection’s (DEP) Drinking
Water Program (DWP). As stated in 310 CMR 22.02, a Zone II is: "That area of an aquifer
which contributes water to a well under the most severe pumping and recharge conditions
that can be realistically anticipated (180 days of pumping at safe yield, with no recharge
from precipitation). It is bounded by the groundwater divides which result from pumping
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the well and by the contact of the aquifer with less permeable materials such as till or
bedrock. In some cases, streams or lakes may act as recharge boundaries. In all cases, Zone
IIs shall extend up gradient to its point of intersection with prevailing hydrogeologic
boundaries (a groundwater flow divide, a contact with till or bedrock , or a recharge
boundary)."
Zone IIs for Pepperell are a mixture of forest, residential, and open-space land uses.
Approximately 24% of the Zone IIs consists of residential areas. Approximately 20% of the
Zone II areas are served by public sewer, with the remaining areas using septic systems.32
If managed improperly, activities associated with residential areas can contribute to
drinking water contamination. Common potential sources of contamination include septic
systems, household hazardous waste, fuel, pesticides, herbicides and stormwater.
Transportation and agricultural activities are also potential sources of contamination.
In 2017, the Pepperell Water Division supplied 250 million gallons of water to its
customers through 3,100 service connections. The Town is planning to construct a filtering
system at the Bemis well site to address the levels of iron and manganese. Construction is
expected to commence in 2019 and will be completed in 2020.
MassDEP allows the Town to pump no more than 1.3 million gallons per day. Finished
water is distributed to one of three tanks, which collectively have a total storage capacity of
three million gallons. Two booster pump stations send water from the Heald and Mason
Street storage tanks to the Townsend Street storage tank, where the necessary pressure is
maintained to supply the town’s higher elevations and address fire protection needs.

FLOOD HAZARD AREAS
Pepperell lies entirely within the watershed of the Nashua River, and has almost eight miles
of riverfront. The U.S. Geological Survey (USGS) maintains a gauging station that shows an
average flow of 546 cubic feet per second (cfs). Historically, the Nashua River has been
prone to flooding. The 1936 flood destroyed the Main Street Bridge in East Pepperell. This
flood resulted from a series of interrelated weather events: above-average snowfall with
cold temperatures and frozen ground followed by snowmelt and successive days of rain,
resulting in rapid runoff. Roads were awash and factories and homes were inundated. The
peak flow on the Nashua River during the March 1936 flood was 20,900 cubic feet per
second (compared to an average flow of 546 cfs), as measured by USGS.

32

MassDEP Source Water Assessment and Protection Report, 2002
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Map 7.2: Pepperell Wellhead Protection Areas, Floodplains, and Aquifers
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Historically, flood damage has been concentrated in East Pepperell. Since the Town’s early
beginnings, activity has been concentrated in this area of town along the banks of the river;
as a result, the floodplain is developed residentially, commercially, and industrially. Lowlying areas near the confluence of the Nashua River, Nissitissit River, and Reedy Meadow
Brook are also prone to flooding.
In the May 2006 flood, the Nashua River crested at 9.38 feet, which is 1.38 feet over flood
stage. Significant flooding also occurred in 2007 and 2010. During the March 2010 flood,
bridges were closed on Routes 225 and 119. Significant flooding along Route 119 near the
Nashua River has resulted in road closures on several occasions. The Town attributes this
problem, in part, to the collection of debris on the upstream side of the Route 119 bridge
across the river. It may be possible to lessen the severity of the flooding through improved
maintenance of the bridge structure by MassDOT.

2010 Roadway flooding along Route 119 in Pepperell

Varnum Brook and Green’s Brook, both tributaries of the Nashua, are prone to flooding.
Green’s Brook joins the Nashua through the former mill yard. Just upstream, the area
between Main Street and River Road is also prone to flooding. Further downstream of the
Green’s Brook confluence with the Nashua is a flood-prone area on the west bank of the
Nashua River, between the Nashua and the Nissitissit Rivers. The area is known as “The
Land between the Rivers” and extends about one-half mile upstream from the confluence.
On the opposite bank, the Nashua is joined by Reedy Meadow Brook to form a complex
hydrological dynamic.33

Hydrologic dynamics involve the occurrence and movement of water on and beneath the surface of the
Earth. Water moves or flows in response to forces such as gravity and pressure, which act on water above and
below the ground. The flow of water in streams and subsurface aquifers, infiltration of precipitation into soils,
33

241 | P a g e

A marshy basin bounded by East Street and Lowell Road receives runoff from more than
300 acres. A small culvert through the former railroad embankment channels the flow
toward the Nashua River. At flood stage the river backs up through this culvert,
exacerbating flooding in this area. In recent years beaver activity has caused extensive
impoundment of water, flooding buried sewer lines and street storm drains. Attempts by
the Town and the Massachusetts Department of Conservation and Recreation to manage
the beaver population have resulted in some improvement.
There are no flood control works on the rivers and streams in the Town of Pepperell. The
dam on the Nashua River offers no flood protection. In 1974, Pepperell entered the
National Flood Insurance Program (NFIP), enabling residents to buy subsidized flood
insurance. As required under the NFIP program, a floodplain bylaw was enacted as part of
the town’s General Bylaw. In most communities the floodplain bylaw is part of the Zoning
Bylaw, and the Town is considering creating such a bylaw within the Zoning Bylaw. There
are two repetitive flood-loss structures in the Town of Pepperell, one residential and one
non-residential. Over the years there have been multiple claims filed for both properties
with damages totaling over $150,000.
In June 2010, the Federal Emergency Management Agency (FEMA) published updated flood
maps for the Town of Pepperell. Little was changed on the new maps and the Town
continues to use the 1936 Nashua River flood elevation maps prepared by Raytheon for
regulatory purposes. FEMA is currently compiling data through a five-year study that will
result in new flood elevation maps that more accurately identify flood levels along the
Nashua River.

Flooding along Groton Street in Pepperell during the 2010 flood

evaporation, and transport of contaminants are just some of the issues hydrologists study in hydrological
systems.
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There are four dams within Pepperell. According to the Department of Conservation and
Recreation’s Office of Dam Safety, the Pepperell Paper Company Dam is classified as a
significant hazard, given the downstream population, as shown in Table 7.1. None of these
dams serves a flood control purpose.
Table 7.1: Dams Located in Pepperell
Dam Name
Impoundment Name
Pork Barrel Dam
Nashua River Dam*

Pork Barrel Pond
Nashua River

Pepperell Paper Co. Dam Nashua River
Guarnottas Dam**
Breached

Hazard Class

Downstream Population

Low
Low

NA
NA

Significant
Non-jurisdictional

85
0

* FERC Regulated Dam
** Non-jurisdictional dams are not regulated by the Office of Dam Safety

The Nashua River includes Pepperell Pond, a 300-acre impoundment created by the hydro
dam at the Eagle Creek Renewable Energy Company, which was recently sold to Ontario
Power. The Nashua River has been powering the hydro plant for well over 150 years. The
hydroelectric power station is a 2,139-kilowatt hydroelectric generating station first
developed in 1834. The Pepperell Paper Company built the current dam and powerhouse
in 1920, and the turbines were upgraded in 2007 and 2013. The facility currently produces
approximately 8 million kilowatt-hours of energy in a typical year from three turbines.
Under a 2015 license from the Federal Energy Regulatory Commission (FERC Project No.
12721), a new 67-kW minimum flow turbine will generate an additional 300,000 kilowatthours of energy per year. Power generated is currently purchased by the Reading
Municipal Light Department.

GEOLOGY AND LANDSCAPE
The surficial geology of Pepperell is the result of glacial actions during the previous ice
ages. The landscape exhibits features of glacial deposition and erosion from the advance
and retreat of past continental ice sheets. The direction of ice movement, as discerned
from bedrock striations and drumlin orientations, was generally from northwest to
southeast. The topography was shaped during the late Wisconsin glaciation, when the
Laurentide Ice Sheet descended from Canada into New England about 25,000 years ago.
The glacier deposited a variety of geologic features, including drumlins, eskers and glacial
till. The receding ice sheet also created freshwater springs and kettle holes. There is
evidence of at least two glacial periods in Pepperell since distinct differences in layers of till
can be seen in the Mt. Lebanon drumlin, the highest point in town at 500 feet elevation.
Nissitissit Hills and Scotch Pine Hill are also drumlins.
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Eskers, formed by the deposition of materials from rivers formed in the melting glacier, can
be found in the northwest corner of town near Stewart and Gulf Brooks. The Reedy
Meadow esker parallels Reedy Meadow Brook.
At the end of the last period of glaciation, stagnant ice and meltwater created two glacial
lakes, with Glacial Lake Nashua covering most of East Pepperell. The extent of Glacial Lake
Nashua diminished over time as new drainage outlets were formed into Glacial Lake
Merrimack about two miles east of Pepperell. The shores of the lake are evident today as
terraces west of Nashua Road along the foot of the Nissitissit Hills. Fine sand and silt
settled to the bottom of the lake, creating the sandy landscape north of Lowell Road and
along River Road. Before vegetation became established, windblown sand created two
dunes in the vicinity of Bacon Street and Idal Street.
Glacial Lake Nissitissit bordered Brookline Street, with an outlet about 1,000 feet north of
Pork Barrel Pond. Its northernmost end extended into Milford, New Hampshire. Kettle
holes created by ice formed a series of small seasonal ponds east of Hollis Street.
Glacial till covers much of Pepperell’s land surface. Stone walls in the western section of
town were constructed from glacial erratics created from siltstone and phyllite bedrock.
The surficial geology map indicates that glacial deposits in the Sucker Brook area likely
occurred in marginal lakes restricted by ice on the north and controlled by an outlet now
known as Varnum Brook. A second outlet formed in the north valley of Twin Valley Farm
located near the intersection of Brookline Street and Prescott Street. The small stream that
runs through this area was once a fast-flowing river of glacial meltwater.
In terms of bedrock geology, Pepperell lies entirely within the Nashoba Zone of the
Merrimack belt. The bedrock is comprised of three units extending from east to west:
Oakdale (siltstone and muscovite schist), Worcester (phyllites and slates), and Paxton
(granofels and sulfur schists). One of the more striking geologic features in town is the Gulf
Brook Ravine, a remnant of a prehistoric fault known as the Wekepeke Fault, which
extends from central Massachusetts to southern New Hampshire. The ridges and valleys
that form Pepperell’s landscape are remnants of a former peneplain, a flat plateau that
covered most of southern and central New England during the Cenozoic Era.

SOILS
Glacial deposits provided the parent material from which soils formed. Soil is an
important resource that affects hydrology, supports plant life, and is critical to agriculture.
Soils are vulnerable to erosion which can influence streams and water quality. Soils are
classified according to their origin, formation, and identifiable properties. Soils with
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similar properties comprise a soil association. As shown on Map 7.3, there are several
predominant soils associations found in Pepperell34. Each soil type has an accompanying
number on the map.
Typical soil associations found on hills include Bernardston/Paxton on the tops, Montauk
and Woodbridge on the sides, and Ridgebury in the poorly-drained pockets between the
uplands. The glacial lakes in Pepperell left behind Hinckley and Windsor soils, which are
excessively drained and have rapid permeability.
Shallow to bedrock soil complexes such as Charlton-Hollis rock outcrop, Hollis rock
outcrop-Charlton and Rock outcrop-Hollis complex form another major component of the
town’s land surface, as can be seen in the western area of town where bedrock exposures
are common. Hydric soils may contain standing water or there may be groundwater within
1.5 feet of the surface for much of the growing season. Hydric soils can be found adjacent
to many of Pepperell’s waterways, with Scarboro, Freetown, Wareham and Ridgebury
among the most common associations. Many of the soil associations that are suitable for
agriculture pose limitations for on-site septic systems, such as Paxton, which has very slow
permeability.
Soils form through the interaction of a number of forces, including climate, parent material,
and organisms, all acting over time. These processes take thousands of years and most
soils are still developing. Climate is one of the most important factors affecting the
formation of soil, with important implications for the use and management of the land.
Climate can impact soil structure, stability, topsoil water holding capacity, nutrient
availability and erosion. Assuming constant inputs of carbon to soils from vegetation,
different estimates predict that expected changes in temperature, precipitation and
evaporation will cause significant change in organic matter turnover and CO2 dynamics.
Presently there are no significant erosion issues in Pepperell. Projects near wetland
resource areas are reviewed by the Conservation Commission, and erosion control devices
are required and left in place until the area is revegetated. Pepperell Town Meeting passed
a Soil Removal bylaw in 2000, and the bylaw was updated in 2003. Soil removal greater
than 1,000 cubic yards requires a Special Permit from the Select Board.

34

USDA/NRCS 2012 SSURGO certified soils data
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Map 7.3: Pepperell Geology
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The Pepperell Board of Health adopted Fill Importation Regulations in October 2018. The
regulations are intended to protect public health and safety as well as the environment.
Under the regulations any fill importation requires a permit from the Board of Health. As
long as less than 3,000 cubic yards of fill is being used the following activities are exempt
from the regulations:





construction or maintenance of a structure, private way, waterway, dam or other
water control;
installation of a pool, septic system, or utility infrastructure;
a landscaping facility, or work related to forestry or agriculture; and
construction and maintenance of public roads.

Fill Importation permits are valid for up to two years.

PRIME FARMLAND
Prime farmland, as defined by the U.S. Department of Agriculture, is land that “has the best
combination of physical and chemical characteristics for producing food, feed, forage, fiber,
and oilseed crops and is available for these uses.”35 It could be cultivated land, pastureland,
forestland, or other land, but it is not urban or built-up land or water areas. The soil
qualities, growing season, and moisture supply are those needed to produce sustained high
yields of crops economically, when proper management, including water management, and
acceptable farming methods, are applied. In general, prime farmland has an adequate and
dependable supply of moisture from precipitation or irrigation, a favorable temperature
and growing season, acceptable acidity or alkalinity, an acceptable salt and sodium content,
and few rocks. It is permeable to water and air and is not excessively erodible or saturated
for long periods. Slopes range from 0 to 6 percent.
Farmland of Unique Importance is defined as “land other than prime farmland or farmland
of statewide importance that might be used for the production of specific high value food
and fiber crops.” In Massachusetts, this classification is confined to mucks, peats and coarse
sand and usually suitable primarily for commercial cranberry production.
Farmland of Statewide Importance refers to “land, in addition to prime and unique
farmlands, that is of statewide importance for the production of food, feed, fiber, forage,
and oil seed crops, as determined by the appropriate state agency or agencies”. This land
may have steeper slopes, and could be stonier, wetter, or have a shorter layer of top soil
than prime farmland. In most cases, this land is still tillable.

35

Soil Survey of Middlesex County, USDA, NRCS, and University of Massachusetts, 2005, p. 172
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Map 7.4: Pepperell Soil Associations
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It is important to note that locations not designated as prime farmland may have significant
agricultural limitations, such as containing glacial till, areas where there is very little
topsoil to till, or the soil may be remarkably stony. However, there may still be agricultural
uses for this land, such as for livestock pasture or as a productive woodlot.
Pepperell is fortunate to have lands that are considered by USDA and Natural Resources
Conservation Service (NRCS) to be Prime Farmland, Farmland of Statewide Importance, or
Farmland of Unique Importance. Land classified within these categories comprises 7,531
acres, with 3,057 acres considered to be prime farmland, 3,777 acres classified as Farmland
of Statewide Importance, and 697 acres classified as Farmland of Unique Importance, as
shown in Table 7.2. Map 7.6 shows the prime farmland in Pepperell, while Map 7.7 shows
the town’s agricultural soils.
Table 7.2: Prime Farmland in Pepperell
Category
Prime Farmland
Farmland of Statewide Importance
Farmland of Unique Importance
Total
Source: USDA and NRCS, 2012

Acres
3,057
3,777
697
7,531

VEGETATION
Pepperell’s character and rural setting is largely defined by its forests and agricultural
landscape. Forest cover is a critical component of watershed management and a defining
feature of Pepperell’s landscape. Pepperell is on the eastern edge of the transition zone
between northern and southern hardwood forest, identified by the Society of American
Foresters as the transition hardwoods-white pine-hemlock area.36 The southern extent of
the northern hardwoods-hemlock-white pine area lies approximately fifteen miles west of
Pepperell. Along the Nashua River and much of the Nissitissit River, floodplain forest types
form a narrow band that was probably wider before land clearing, filling and damming of
the rivers occurred. Native species disturbance evidenced by poison ivy and nettles often
dominate the understory in these areas. Sycamore, silver maple, willow and elm trees are
also found in the floodplains. Wetland areas are dominated by red maple, rhododendron,
swamp azaleas and highbush blueberries.
The historical land clearing and the regrowth that occurred over time has resulted in
stands of white pine, aspen, black cherry, oak, and gray birch. On the sandy soils of East
Pepperell, species of pitch pine and scrub oak are mixed with white pine and oak

36

Pepperell Open Space and Recreation Plan, p. 37
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Map 7.6: Pepperell Prime Agricultural Farmland
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Map 7.7: Pepperell Prime Agricultural Soils
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communities. West Pepperell has some areas of mesic forest on less acidic soil that are
dominated by sugar maple, basswood, yellow birch, and white ash.
BioMap2 identifies two large, intact, forested areas in Pepperell that are classified as core
forest habitat. These areas provide critical habitat for birds and other wildlife. One of the
town’s largest tract of forest begins along Blood Brook Ravine and continues on land
owned by the Nashoba Conservation Trust, through the Pepperell Springs property, and
into Hollis, NH. This area comprises over 2,000 acres and contains a sugar maple-oakhickory forested tract.
Pepperell’s Town Forest is approximately 100 acres in size, including 82.8 acres on River
Road and Elm Street and 9.3 acres between Heald and Jewett Streets. In 2012, the Town
received a grant from the Department of Conservation and Recreation (DCR) to prepare a
ten-year Forest Management Plan. The Town Forest Committee worked with a consultant
and pursued a selective cut of the forest. A portion of the funds generated were used to
construct a fire road and install access gates.
Many invasive species can be found throughout Pepperell, including purple loosestrife,
bush honeysuckles, European buckthorn, Gill-over-the-ground, Creeping Charlie, Garlic
mustard, Multiflora rose, Dame’s rocket, Oriental bittersweet, Winged euonymus and
European yew. Invasive plants may out-compete, displace, or kill native species. A total of
sixty-six (66) plant species have been scientifically documented to be invasive by the
Massachusetts Invasive Plant Advisory Group (MIPAG).37 These species are banned for
importation, propagation or sale by the Massachusetts Department of Agricultural
Resources. According to the USDA, invasive species have contributed to the decline of 42%
of the country’s endangered and threatened species, and 18% of the endangered or
threatened species. 38 Invasive plant species decrease natural diversity, provide little or no
food value for wildlife, degrade agricultural lands, and impact recreational facilities,
particularly waterways which may become choked with invasive weeds.
Climate change could benefit invasive plants that are more tolerant to changing
environmental conditions than native plants. Changes in temperature, rainfall, severe
weather, and other factors can negatively impact the growth and productivity of forests.
Elevated levels of carbon dioxide can also have an effect on plant growth. These changes
influence complex forest ecosystems in many ways. For example, warming temperatures
generally increase the length of the growing season. Such temperature changes can also
shift the geographic ranges of some tree species. Habitats of some types of trees are likely
37
38

https://www.massnrc.org/mipag/
https://www.fs.fed.us/wildflowers/invasives/index.shtml
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to move north or to higher altitudes, while other species will be at risk if conditions in their
current geographic range are no longer suitable. Climate change could also contribute to
an increase in the severity of future insect outbreaks. Rising temperatures may enable
some insect species to alter their seasonal life cycles, and expand their ranges northward.
Pepperell has already been impacted by the presence of the hemlock wooly adelgid (HWA),
an invasive aphid-like insect that has infested eastern hemlock stands across much of the
eastern United States. The hemlock woolly adelgid entered Massachusetts in 1988 from an
infestation in Connecticut. It attacks both the Carolina and Eastern hemlock and is capable
of severely weakening and killing its host plants. The key to management is to recognize an
infestation early and implement the proper management strategies.
According to the Natural Heritage and Endangered Species Program (NHESP), Pepperell is
known to have two endangered plant species: Fogg’s Goosefoot (Chenopodium foggii),
which was last seen in 1966, and Appalachian Bristle-fern (Trichomanes intricatum), which
was observed in 2018.

FISHERIES AND WILDLIFE
Pepperell’s forests, waterways, wetlands, pastures, and fields support a rich and diverse
population of birds, mammals, amphibians, reptiles, fish, and other wildlife. In addition to
common species there have been sightings of less common bird species, such as bald eagle,
northern goshawk, pileated woodpecker, osprey, great blue heron and belted kingfishers,
attracted by the town’s waterways and contiguous forested areas. Nesting boxes have been
placed on several town conservation parcels in an effort to reestablish viable populations
of bluebirds and wood ducks. The Conservation Commission is also working with farmers
to delay the haying of fields early in the season in an effort to provide nesting habitat for
the eastern meadowlark, grasshopper sparrow, and bobolinks. One of Pepperell’s major
wildlife corridor is the Nashua River, which is part of the international migratory bird
flyway and is identified as a priority on the North American Waterfowl Management Plan
(an agreement between the US, Canada and Mexico).
Many species of mammals are found in Pepperell. Raccoon, striped skunk, squirrels, and
opossum have learned how to successfully co-exist with human development. Coyotes,
black bear, bobcats, and whitetail deer are also commonly seen in the yards of Pepperell
residents. Red and gray fox are also prevalent, and fishers have also made a comeback
following tighter regulations on trapping. Moose have occasionally visited Pepperell, but
perhaps the most talked-about fur-bearing animal is the beaver, given its propensity to
create new wetlands where it can easily access food.
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Pepperell’s bat population, including the Northern Long-eared Bat (Myotis sententrionalis),
a species listed by U.S. Fish and Wildlife as threatened, has plummeted due to White-Nose
syndrome, a fungal infection that is easily spread. Pepperell has a large hibernaculum on
one conservation property, which is monitored to prevent disturbance to the alreadycompromised bat population.
The Nissitissit River is considered one of the best trout streams in eastern Massachusetts.
The Division of Fisheries and Wildlife stocks brook trout in the Nissitissit River, Unkety
Brook and Sucker Brook. Other fish species found in Pepperell include Bluegill, Bullhead,
Largemouth Bass, Perch, Pickerel, White Perch, Carp and Crappie.
With the help of the Nashua River Watershed Association, Massachusetts Department of
Fisheries and Wildlife, the Nissitissit River Land Trust, Nashoba Conservation Trust, and
other land protection organization, Pepperell has identified critical wildlife corridors along
the Nashua River, Nissitissit River, and other waterways, and the Jeff Smith Trail. Many of
these areas have been protected, although there is a need to continue to protect key
properties.
For fifteen years the Town contracted with an orchardist to produce apples at the Heald
Street Orchard. Following the 1999 growing season, apple cultivation ceased given the low
market price for apples. In 2008, a management plan was created for the orchard through a
Wildlife Habitat Improvement Program grant, resulting in the removal of 18 of the 80 acres
of trees and the creation of a meadow for grassland birds and other wildlife. In 2012, a
savannah was created on four acres, while a few select trees and shrubs were left to attract
other wildlife species.
The Massachusetts Natural Heritage and Endangered Species Program (NHESP) has
certified 45 vernal pools in Pepperell. An additional 132 potential vernal pools have been
identified that have yet to be certified. These pools, shown on Map 7.8, are critical habitat
for amphibians and invertebrate animals that use them to breed. They typically hold water
in the winter and spring due to rising groundwater and rainfall, remain wet through the
spring and into the summer, and dry out completely by mid- to late summer.
The NHESP reports that Pepperell is home to sixteen (16) animal species listed as
endangered, threatened or of special concern. This list, shown in Table 7.3, consists of one
amphibian, one fish, three reptiles, three birds, two mammals, two mussels and four
insects. NHESP Program priority and estimated habitat areas are shown on Map 7.8.
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Table 7.3: Species Classified as Endangered, Threatened or of Special Concern
Common Name
Scientific Name
Type
Status
Brook Floater (Swollen Alasmidonta varicosa
Mussel
Endangered
Wedgemussel)
Marbled Salamander
Ambystoma opacum
Amphibian
Threatened
Grasshopper Sparrow
Ammodramus
Bird
Threatened
savannarum
Blanding's Turtle
Emydoidea blandingii
Reptile
Threatened
Wood Turtle
Glyptemys insculpta
Reptile
Special Concern
Spine-crowned Clubtail Gomphus abbreviatus
Dragonfly/Damselfly Special Concern
Haliaeetus
Bald Eagle
Bird
Threatened
leucocephalus
Little Brown Myotis
Myotis lucifugus
Mammal
Endangered
Northern Long-eared
Myotis septentrionalis Mammal
Endangered
Bat
Neurocordulia
Umber Shadowdragon
Dragonfly/Damselfly Special concern
obseleta
Bridle Shiner
Notropis bifrenatus
Fish
Special concern
Ophiogomphus
Brook Snaketail
Dragonfly/Damselfly Special concern
aspergus
Vesper Sparrow
Pooecetes gramineus
Bird
Threatened
Somatochlora
Kennedy’s Emerald
Dragonfly/Damselfly Endangered
kennedyi
Creeper
Strophitus undulates
Mussel
Special concern
Eastern Box Turtle
Perrapene Carolina
Reptile
Source: Natural Heritage and Endangered Species Program

Date Last Observed
2011
1999
1978
2018
2016
2016
2017
2018
1997
2003
2017
2003
1993
2007
2010

Special concern

2003

Increasing temperatures, changing precipitation patterns, and other climate-related
phenomena are altering the biophysical characteristics of habitats, the composition and
range of species, and the timing of critical biological events such as spring bud burst.
Such alterations can impair ecological integrity, resource productivity, and the delivery of
critical ecosystem services. These impacts will become more pronounced as the climate
continues to warm.

PETAPAWAG AND SQUANNASSIT AREAS OF CRITICAL
ENVIRONMENTAL CONCERN
An Area of Critical Environmental Concern (ACEC) is a place in Massachusetts that receives
special recognition because of the quality, uniqueness, and significance of its natural and
cultural resources. Such an area is identified and nominated at the community level and is
reviewed and designated by the state’s Secretary of Energy and Environmental Affairs. The
Department of Conservation and Recreation (DCR) administers the ACEC Program on
behalf of the Secretary. Designation of an ACEC strengthens environmental oversight by
increasing state permitting standards through elevated performance standards and
255 | P a g e

lowering thresholds for review. Much of the eastern portion of Pepperell is part of the
Petapawag ACEC, which is located along and to the east of the Nashua River, from the Town
of Ayer north to New Hampshire. The Squannassit ACEC is located on the west side of the
Nashua River adjacent to the Petapawag ACEC.
Projects within an ACEC that are subject to state agency jurisdiction or regulation,
particularly those that are initiated by an agency, require a state permit, or are funded by a
state agency, are reviewed with closer scrutiny to avoid or minimize adverse
environmental impacts. The designation provides a framework for communities and state
agencies to work together to ensure long-term preservation and management of these
areas. It is also important to understand that ACEC designation does not supersede local
regulations or zoning, change or affect land ownership, allow public access on private
property, or prohibit or stop land development.
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Map 7.8: Pepperell Priority and Estimated Habitat Areas
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ENVIRONMENTAL ISSUES
Since 1987, there have been 42 reported incidents involving hazardous waste releases in
Pepperell, all of which have been remediated or are under review. Most releases involved
petroleum and have been addressed. The most recent release occurred on October 31,
2017 when 80 gallons of fuel oil was released at Landtree Design, Inc. on Hollis Street.
MassDEP found that the company and owners failed to report the oil release, obtain
approval prior to conducting cleanup actions, and properly store contaminated soils that
were excavated, resulting in the property owner being fined. Additional oil-contaminated
soil was excavated and testing of soil and groundwater was conducted. A final cleanup
report was received by MassDEP in December 2017, verifying that cleanup standards had
been met.
In March 2015, over 9,000 gallons of diesel was released from Shattuck Oil. Immediate
actions taken by the owners, under the direction of DEP and a licensed site professional,
prevented the spill from reaching the Nississitist River. Large quantities of contaminated
soil were removed and a new containment structure was installed to prevent a future
similar occurrence.
During the demolition of the former Pepperell Paper Mill in 2011, a petroleum product was
released into the Nashua River. With DEP’s oversight, a consulting firm working for the
property owner submitted a Release Abatement Measure Plan (RAM), to address
maintenance activities and the monitoring of the river. On-site testing determined that
residual contamination would be reduced to background levels within five years. The
construction of a 100,000 square foot office building has been approved for this site. DEP
has placed a use restriction on the property, which allows office and industrial uses but
excludes residential uses. Much of the soil on this site has yet to be tested for
contaminants.
In 1977, the Town gave a zoning variance to the owners of the Indian Head Ski Area to
allow for expansion using demolition materials for fill. As the site was being constructed,
DEP issued an order to stop all activities due to reports of leachate as well as erosion
problems. In 1978, the site was capped and trenches were created to handle surface
runoff. In 1981, DEP inspected the site and found elevated levels of organic compounds
and metals. In 1984, metals were detected in groundwater monitoring wells on Dow
Street. Tests have found these elements to be well below EPA regulatory limits. In
February 1992, the site was recommended for continued EPA investigation and possible
evaluation in the Superfund Site Assessment process.
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During a site reconnaissance in 1996, copper-colored leachate was observed flowing
towards an off-site wetland. Analytical results of sediment samples collected from off-site
wetlands and a stream north of the property indicated the presence of volatile organic
compounds (VOCs), phenols, polychlorinated biphenyls (PCBs, including Arochlor-1248
and Arochlor-1260), and inorganic compounds. As a result, impacts to nearby sensitive
environments are suspected by EPA. Analytical results of groundwater samples collected
in 1996 indicated the presence of two VOCs (methylene chloride and chlorobenzene), ten
metals, and PCB (Aroclor-1248). However, no impacts to the nearby drinking water supply
sources are known or suspected.
Recently, the Town has been most concerned with the proposed reclamation of the Nashua
Road Quarry site, a 50-acre parcel owned by Mass Composting Group, Inc. (MCGI). As
proposed, the reclamation project involves deposition of three million cubic yards of soil
over the course of seven to nine years. It is anticipated that soils would be sourced from
excavation and construction projects throughout the New England states. The site
previously consisted of a gravel mining operation known as the “Shattuck Pit”. Local
officials and town residents are most concerned about the possibility of contaminated
material being utilized, and with the impacts of heavy truck traffic on local roadways and
neighborhoods.

LANDFILL ISSUES
Until June 1996, Pepperell operated a 66-acre sanitary landfill off Boynton Street to dispose
of household and business generated trash. Approximately 12.5 acres were site-assigned
and used as an unlined landfill since June 1975. The major industries that utilized the
landfill were the Pepperell Paper Company (formerly James River) and Bemis Bag
Company. There are no known hazardous materials stored or buried on site. The former
landfill is now capped and monitored through a third-party consultant. Testing will be
completed in 2027. Map 7.9 shows the location of the landfill.
A transfer station came online at the Boynton Street site following the closure of the
landfill. Recycling is carried out on the same parcel. In September 2016, Pepperell joined
the Devens Regional Household Hazardous Waste Products Collection Center, which
provides multiple opportunities each year for residents and some businesses to dispose of
their hazardous waste products.

259 | P a g e

Map 7.9: Inactive Solid Waste Disposal Sites

260 | P a g e

NON-POINT POLLUTION/STORMWATER MANAGEMENT
Non-point source pollution affects the environment through stormwater runoff entering
surface water bodies and groundwater. Such sources of pollution include the following:





Fertilizers, herbicides, and insecticides from lawns and farmland;
Oil, grease and toxic chemicals from transportation sources, roadways, fueling
stations and parking lot runoff;
Sediment from improperly managed construction sites; and
Pathogens and nutrients from livestock, pet waste, and failing septic systems.

These sources of pollution are more difficult to control than point source pollution, and are
best addressed through proper land management and agricultural practices, effective
maintenance of motor vehicles, land use controls, and homeowner education.
In 2016, EPA and DEP issued a new MS4 Stormwater permit for Massachusetts that went
into effect on July 1, 2018. This permit requires the operators of a regulated small
municipal separate storm sewer system (MS4), including Pepperell, to obtain National
Pollutant Discharge Elimination System (NPDES) permit coverage. MS4s are considered
point sources because they discharge storm water into discrete conveyances, including
roads with drainage systems and municipal streets. Under the permit, Pepperell will be
required to develop and implement a storm water management program that includes six
minimum control measures, and there are water quality testing, monitoring, mapping,
maintenance and reporting requirements contained within the permit as well.
The six minimum control measures include the following:
• Public Education and Outreach;
• Public Involvement/Participation;
• Illicit Discharge Detection and Elimination;
• Construction Site Runoff Control;
• Post-Construction Storm Water Management in New Development and
Redevelopment; and
• Pollution Prevention/Good Housekeeping for Municipal Operations.
As the operator of a regulated small MS4, Pepperell must select best management practices
(BMPs) and measurable goals for each minimum control measure, and design and
implement a comprehensive program to reduce pollutants to the maximum extent practical
(MEP). Pepperell submitted its Notice of Intent (NOI) to EPA and MassDEP on October 1,
2018 outlining the BMPs that the Town planned to include in their stormwater
management program in order to comply with the terms of the General Permit.
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Pepperell is new to the MS4 permit, although permits have been in place for most other
Massachusetts communities for over thirteen years. Newly regulated communities, such as
Pepperell, have a significant amount of work to do to come into full compliance over the
next four years. To generate revenue to fund this work, the Town of Pepperell voted to
establish a Storm Water Enterprise Fund, which will function as a stormwater utility. Fees
are assessed quarterly on each tax parcel.
Pepperell is a member of the Northern Middlesex Stormwater Collaborative (NMSC), an
organization of 13 communities that work collaboratively to address the requirements of
the new MS4 permit. NMCOG staff serves as the administrative and technical staff for
NMSC.
Since 1975, the Town has required preliminary subdivision plans to comply with the
requirements of DEP’s Stormwater Management policies, which are focused on removing
suspended solids and on practices that recharge groundwater. In Water Protection Overlay
District areas, additional water quality structures must be included in drainage systems, to
not only address suspended solids, but to also prevent oils and grease from entering
groundwater.
Under the new permit, Pepperell will need to approve a Stormwater Management Bylaw
and will need to establish an Illicit Discharge and Detection (IDDE) regulation, to address
non-stormwater discharges to the storm drain system, and to establish the legal authority
to carry out all inspection, surveillance and monitoring procedures necessary to ensure
compliance. Any discharge that is not comprised entirely of stormwater is an illicit
discharge that can be caused by a variety of sources, including leaking sanitary sewers or
water mains, illegal sewer connections or floor drains, seasonal draining of swimming
pools, break out from failing septic systems, dumping, or accidental spills.
There are a number of actions and practices that Pepperell residents and homeowners can
adopt in their daily lives to reduce polluted stormwater runoff, including the following:





Avoid overuse of pesticides and fertilizers—use only the amount needed and apply
only when necessary.
Apply fertilizer and pesticides only onto target areas. Do not spread fertilizer or
pesticides onto paved surfaces that drain to the storm sewer.
Avoid unnecessary water use by using native plants that are adapted to the local
area.
Store oil, gasoline, antifreeze, and other automotive products properly. Keep these
substances tightly sealed and avoid leaky containers.
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Wash vehicles at a commercial car wash or on a non-paved surface to avoid
drainage to the storm sewer.
Dispose of pet waste properly by flushing it down a toilet into the sanitary sewer
system for treatment, or bagging it and placing it in the trash.
Mulch grass clippings and leave them on the lawn as a natural fertilizer or place
them in the compost bin.
Drain downspouts onto grassy areas or into a rain garden, or collect water from
downspouts in a rain barrel for use around the home.
Do not discharge sump-pump water onto paved surfaces that drain to the storm
sewer.

CULTURAL AND HISTORIC RESOURCES
Cultural resources are the places, structures and institutions that contribute to a
community’s unique identity and sense of place. From its historic homes to the barns and
stone walls of rural farms, Pepperell is fortunate to retain vestiges of its past. Recognizing
the role of cultural resources has been vital to maintaining rural character. Therefore, it is
critical that the Town continue to inventory, document and preserve what remains.
A master plan is not meant to serve as a comprehensive preservation plan for the
community. Instead, it is a planning tool to document the town’s preservation efforts and
define the importance of such efforts in the future of the town. The visioning sessions and
the survey undertaken for the Master Plan highlighted the fact that residents and town
officials value the town’s historic assets.

A BRIEF HISTORY OF PEPPERELL
The shad, salmon and alewife runs on the Nashua River drew Native Americans to what is
now Pepperell in pre-settlement times. Pepperell’s location along primary east-west trails,
the presence of fording sites on the Nashua and Nissitissit Rivers, and the broad range of
available natural resources make it likely that Nipmuck sites were located on the terraces
and knolls along the waterways. Archaeologists have documented a Native American
encampment site on the Nashua River near the confluence with the Nissitissit.
The land that now comprises Pepperell was part of the original grant of Groton Plantation
in 1655, which extended from present-day Harvard, Massachusetts to Nashua, New
Hampshire. Native American resistance discouraged any settlement in this area until peace
was declared in 1713.
In the 1720s, farmers began settling along the west bank of the Nashua River. By 1740, it is
estimated that 40 families resided in this area. The area of Groton beyond the Nashua
River was organized as the Groton West Parish in 1742, and the first meetinghouse was
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built from 1745-1749 at Main and Park Streets. The parish became the District of
Pepperell in 1753, the first school was built in 1764, and the 1765 Census listed 758 people
and 130 families living in 117 houses.39 John Mosher’s tavern was added in 1769, and a
secondary settlement sprung up in the milling areas located in North Pepperell.
The economic base during this period was principally composed of agriculture and grazing.
There were extensive fruit orchards and some lumbering. Grist mills and sawmills were
also operational.
In the early 19th Century, a number of enterprises attempted to harness the power of the
rivers. The earliest paper mill was established in 1818 on Mill Street by Ben Lawrence,
while the shoe industry came to town in the 1820s, followed by another paper mill
established on the Nashua River in 1834 or 1835. (Through a succession of owners, that
mill continued to operate until 2002.)
Early mill structures were constructed of wood. By 1837, three paper mills produced
$25,000 worth of product and shoe production produced an equivalent amount of revenue.
Around 1850, Sheffield-trained Aaron Burkinshaw built a cutlery factory on Blood Street
that employed English workers.
On August 10, 1839, Luther Ballard conveyed to Lemuel Blake, a 20-acre parcel of land with
buildings and privileges for $1,000. The property was subject to a mortgage from Ebenezer
Lawrence on which remained the sum of $3,950. (Middlesex Deeds 386:169).40 The
machine shop business in Pepperell first known as L.W. Blake & Co. was changed to L. W.
Blake & Son after Ballard left the firm. In 1842, Lemuel and his son George W. were issued
a patent for an improvement in the bucket design on traditional water wheels (Burke
1847). The company became known as Blake Brothers circa 1866. Blake Brothers
manufactured a belt fastener, the “Patented and Improved Turbine Water Wheel”, belt
studs, paper machinery, shafting and gearing. The company made Pepperell a widely
recognized manufacturing center. The fact that Blake’s Improved Water Turbine was still
manufactured and sold in 1905, at a time when steam power accounted for most motive
power, speaks to its success.
Pepperell experienced rapid population growth between 1830 and 1860. In 1855, the
value of product produced by Pepperell’s mills increased to $85,600 for paper and $53,100
for shoes. By 1865, 9% of the town’s population was comprised of Irish immigrants.41
Massachusetts Historical Commission Reconnaissance Survey report for Pepperell, 1980.
Archaeological Reconnaissance Survey at the Millie Turner/Blake Mill Dam Removal Project, Massachusetts
Department of Fish and Game, October 2015.
41 Ibid.
39
40

264 | P a g e

Before 1848, the Nashua River was the border of Pepperell, with Groton located on the
opposite side. At this time, industrial activity was confined to the Pepperell side. In 1848,
the railroad was constructed on the Groton side of the river and North Groton Station was
established. A few years later, Main Street was extended across the river, leading to the
development of the east bank. In 1857, this area was annexed to Pepperell and the station
was renamed Pepperell, with the area becoming known as Railroad Square, East Pepperell.
By 1857, there were 10 school districts in Pepperell, housed in one-story structures. A
secondary railroad to Milford, New Hampshire along the Nashua and Nissitisset Rivers was
added by the late 19th century. However, this railroad was abandoned by the mid-20th
century with the improvement of local roadways, including Routes 111, 113, and 119.
Following the Civil War, a 70-employee shoe factory was established by Albert Leighton in
East Pepperell. By 1890, several hundred workers were employed in a much larger factory
located on the same site. Shoes became the most important element of Pepperell’s
economy, surpassing the paper industry. However, after 1893, an economic depression
and stiff competition from larger and more heavily financed factories elsewhere resulted in
the closure of the Pepperell plant in 1900. The factory reopened two years later but was
destroyed by fire only a few months after its reopening, leaving a void in the town’s
economy. As a result, Pepperell lost half its population, declining from 3,701in 1900 to
2,468 in 1910. The population would not rebound until 1950.
Following 1970, the pace of residential development further accelerated, with more than
1,000 units added during the 1970s, and another 1,000 units constructed in the 1980s.
Most of the new residents were employed outside of Pepperell, transitioning the town to a
bedroom community.

HISTORIC ARCHITECTURE
Pepperell has an impressive inventory of historic buildings, spanning three centuries with
the oldest structure dating back to the 18th century. These historic structures include
residences, religious and institutional structures, barns and outbuildings. Most of the
town’s historic buildings are privately owned, but there are also some that are owned by
the Town and non-profit entities. Many post-war homes are not perceived as historic in
contemporary opinion, yet they provide a sense of Pepperell’s development pattern
through the 20th century.
The town’s architecture includes many styles that were popular in the 18th, 19th, and 20th
centuries. Architectural styles include Federal, Greek Revival, Georgian, Victorian Gothic,
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Italianate, Queen Anne, Colonial Revival, Cape Cod and Bungalow. Most of these buildings
are well-preserved and maintained, and contribute to the visual character of the town.
Several of the town’s oldest homes reflect the characteristics of early farmsteads with
barns and outbuildings.

NATIONAL REGISTER OF HISTORIC PLACES DESIGNATIONS
The National Register of Historic Places is the official list of the nation’s historic places
worthy of preservation. Authorized by the National Historic Preservation Act of 1966, the
National Park Service’s National Register of Historic Places is part of a national program to
coordinate and support public and private efforts to identify, evaluate and protect
America’s historic and archaeological resources. In 1995, the Historical Commission
succeeded in getting the Town Center designed as the “Pepperell Center National Historical
Register District” by the U.S. Department of Interior.

PEPPERELL CENTER HISTORIC DISTRICT
The Pepperell Center National Register District contains 72 structures on 154 acres that
radiate from the site of the original meeting house. The district is relatively intact, with
most buildings constructed from 1760 to 1920. The original Meeting House was
constructed in 1745 and replaced in 1770. Within this neighborhood, many of the town's
ministers, doctors, and lawyers lived and practiced their professions. Taverns and shops
were built to serve local trade, and stage coach passengers, for a period of time. In the
early nineteenth century shoemakers set up shop here. Such activities led to the
construction of homes along Main, Park, Heald, Townsend, and Elm Streets, radiating out
from the Common. Today the district is residential, and contains a significant number of
public and institutional buildings, including Town Hall, the Lawrence Library, and the
Community Church.
Within the district, examples of Federal, Greek Revival, Italianate, Gothic Revival, Queen
Anne, Stick Style, Shingle, and Colonial Revival architecture are present in relatively pure
forms as well as in vernacular versions. Nearly all buildings are built of wood, although the
brick and stone Lawrence Library is a notable exception. Except for the Community Church
and Town Hall, all buildings are 1 to 2-1/2 stories in height.
Town Hall, located at 1 Main Street (1874), was built in a wooden Gothic style, and is
Pepperell's first and only town hall. The Charles F. Lawrence Library at 15 Main Street
(1900) was designed and erected by Ernest Flagg and W.B. Chambers. In his will of 1897,
Charles Farrar Lawrence bequeathed $100,000 to the Town of Pepperell for the
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construction of a library and art gallery.42 Constructed in the transitional style of
Romanesque and modern French architecture, in its day it was the most expensive and
finely constructed building in Pepperell. The Community Church at 1 Townsend Street
(1860) is an outstanding example of a traditional New England church, with a broad gable
roof, long, narrow windows with simple wood frames, and a front entrance tower, which
rises and tapers to a point. Interior features include tin ceilings in the basement.
Adjacent to the Town Hall and Church is the Pepperell Common. Religious, municipal, and
military activities all occurred here. Beneath shady trees is the Bunker Hill
Monument (1899) and on the southwest corner is the Liberty Flagpole erected in 1920 in
honor of the original “Liberty Pole” first erected near this location on August 29th, 1774.
The Unitarian Church (built 1836), was located on the northwest corner of the Common
but burned in 1917, although its foundation is still visible. To the north on Park Street are
the Walton Cemetery (1746) and the Corporation Cemetery (1901). The Walton Cemetery
was first donated to the parish in 1746. Its oldest stone dates from 1750. Many of
Pepperell's important early settlers are buried here, including Minister Joseph Emerson
and Col. William Prescott. This cemetery, like its neighbor the Corporation Cemetery, is in
a park-like setting surrounded by a granite and copper fence. The Corporation Cemetery
was formed in 1901, when the Walton Cemetery began to run out of space. Many late 19th
century family plots were incorporated into this cemetery.
Some of the public structures in the District include the following:
 District School No.1 located at 1-3 Park Street (1831), a brick one-room school
house that later served as a fire station, and then a meeting place for the local
chapter of the Daughters of the American Revolution;
 The Pepperell Academy Building, 12 Park Street (1834), a fine example of
vernacular Greek Revival architecture;
 Center Primary/Center Grammar School, 22 Townsend Street (1891), a two-room
school building, now a private residence; and
 The Pepperell Pound, originally known as Ye Olde Pound, located on Heald Street
(perhaps as early as 1750, erected here 1850s, restored 1930 and 1985), which is a
reconstruction of the town's ancient animal stockade.

MASSACHUSETTS CULTURAL RESOURCES INFORMATION SYSTEM
Massachusetts Cultural Resources Information System data are compiled from a variety of
records and files maintained by the Massachusetts Historical Commission (MHC), including
but not limited to, the Inventory of Historic Assets of the Commonwealth, National Register
of Historic Places nominations, State Register of Historic Places listings, and local historic

42

https://www.town.pepperell.ma.us/622/Historic-District
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district study reports. The MACRIS listings of historic resources are organized into the
following categories: buildings, areas, structures, objects and burial grounds.

BUILDINGS
There are 337 buildings listed in the MACRIS database for Pepperell. Table 7.4 identifies
the name, address, and year of construction for each structure. Remarkably, twenty-two
(22) of these buildings were constructed in the 18th century, with fourteen (14)
constructed prior to the American Revolution. While the Pepperell Reader indicates that
the oldest structure is the Eli Boynton house located at 39-43 Elm Street, this information
conflicts with research performed by the Historical Commission suggesting that
construction of the house may have actually begun in 1760.
Table 7.4: Historic Buildings in Pepperell
Property Name

Street

Proctor, James - Ames, Asa Jackson House

14 Ames St

Bancroft, Capt. Edmund House

12 Bancroft St

Allen, Frank House

5 Bennett St

c 1883

Gagnon, Charles House

7 Bennett St

c 1883

10 Bennett St

c 1910

Carey, C. House

11 Bennett St

c 1883

Sullivan, John T. House

12 Bennett St

r 1895

Hagerty, Daniel Boarding House

14 Bennett St

c 1900

Blood, Nathan House

37 Blood St

1782

Pepperell United Methodist Church

1 Chapel Pl

1938

Fraser, John T. House

1A Chapel Pl

c 1888

Behrens, Frank H. - Hackett, Walter H. House

2 Chapel Pl

r 1880

Clarke, H. M. Paper Company Worker Housing

1 Cottage St

c 1860

Lane, Matthew C. House

2 Cottage St

c 1893

Greeley, Ralph House

4 Cottage St

c 1893

Clarke, H. M. Paper Company Worker Housing

8 Cottage St

r 1895

Sliney, William H. House

10 Cottage St

r 1870

Titus, M. - Drake, W. House

14 Cottage St

c 1870

Warren, S. D. Paper Company Worker Housing

15 Cottage St

c 1880

Kemp, Elizabeth B. House

16 Cottage St

c 1870

Clarke, H. M. Paper Company Worker Housing

17 Cottage St

c 1875

Stearns, Benjamin N. Boarding House

18-20 Cottage St

c 1880

Clarke, H. M. Paper Company Worker Housing

19 Cottage St

c 1875

Clarke, H. M. Paper Company Worker Housing

21 Cottage St

c 1870

Ames, William H. House

22-24 Cottage St

c 1880

3 Crescent St

c 1896

4-6 Crescent St

Year Built
c 1790
1747

1900

5 Crescent St

c 1896

7 Crescent St

c 1896

268 | P a g e

Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Year Built

8 Crescent St

c 1896

9 Crescent St

c 1896

10 Crescent St

Kendall, W. House

11-13 Crescent St

c 1896

12 Crescent St

c 1896

12A Crescent St

c 1885

14-16 Crescent St

c 1896

18-20 Crescent St

c 1896

3-5 Cross St
4 Cross St
6-8 Cross St
7-9 Cross St
10 Cross St
Bean, Lewis H. House

11 Cross St

c 1875

12 Cross St
Rowell, Irving J. Shoe Shop

13 Cross St

1877

14-16 Cross St
18 Cross St
Chapman, Elias Carpentry Shop

3 Davis St

Pierce, Isaac House

25 Dow St

1769

Lewis, James Jr. House

1-3 Elm St

c 1818

5 Elm St

c 1900

7 Elm St

c 1810

8-10 Elm St

c 1870

Shattuck, Calvin House

9-11 Elm St
Lewis Law Office

Walton, Dr. J. - Bellows, Charles W. House

c 1844

1880

12 Elm St

c 1810

13 Elm St

c 1870

14 Elm St

c 1930

15 Elm St

c 1900

16 Elm St

c 1790

17 Elm St

c 1890

21-23 Elm St
Boynton, Eli - Boynton, Alfred House

39-43 Elm St

c 1730

Shattuck, Jesse - Shattuck, Samuel House

58 Elm St

Pepperell Fire Station

6-8 Foster St

Stevens, Isaacs B. House

7 Foster St

c 1875

9 Foster St

c 1880

10 Foster St

c 1900

12 Foster St

c 1900

14 Foster St

c 1900

4 Franklin St

c 1890

6 Franklin St

c 1870

10 Franklin St

c 1870

12 Franklin St

c 1870

1753
1903
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Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Pepperell Lock-Up - Pepperell Town Jail

Groton St

Groton Street Elementary School

68 Groton St

Pepperell Pound

Heald St

Johnson, G. H. Boarding House

Year Built
1893
r 1855
5 Heald St

c 1870

9-11 Heald St

c 1830

Morton Motor Service

10 Heald St

c 1960

Stanley, Dean House

12-14 Heald St

r 1880

Shattuck, L. House

15-17 Heald St

c 1830

Mace, William P. House

16 Heald St

c 1860

18 Heald St

c 1960

19 Heald St

c 1880

20 Heald St

c 1960

22 Heald St

c 1820

24-26 Heald St

c 1844

Shattuck, Abijah House

25-27 Heald St

c 1790

Taylor, William P. House

28-32 Heald St

c 1865

Lovejoy, Dr. Fred W. House

4-6 High St

c 1900

Wright, Charles R. House

5 High St

1921

Shattuck, Andrew J. House

7 High St

r 1870

Goff, Frank N. House

9 High St

1880

Wright, Arthur House

10 High St

Ames, William H. House

11 High St

Fiske, John House

12 High St

Stevens, Kimball A. House

13 High St

c 1870

Dudley, Herbert J. House

14 High St

c 1880

Whitter, Benjamin T. House

15 High St

c 1880

Shattuck, Charles S. W. House

16 High St

r 1870

Thurston, Henry C. House

17-19 High St

c 1880

Gilman, Luther - Robbins, Effie House

18 High St

c 1880

Gutherson, Nellie House

21 High St

c 1920

Conant, Henry House

22 High St

c 1880

Conant, Henry Double House

23-25 High St

c 1880

Shattuck, Charles W. House

27 High St

c 1880

McAuslin House

28-30 High St

Conant, Henry House

29 High St

Straitiff, Charles - Whitney, Dudley House

31-33 High St

Hayes, Patrick House

32-40 High St

c 1880

c 1880
c 1908

37-39 High St
41 High St
Varnum, Jonas House

3-7 Hollis St

c 1760

Whiting, A. House

12 Hollis St

c 1880

13 Hollis St

c 1900

15 Hollis St

c 1900

18 Hollis St

r 1825

43-45 Hollis St

r 1820

Tucker, D. House
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Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Richardson, Ebenezer House

84 Jewett St

Shattuck, Josiah House

89 Jewett St

Lawrence, Joseph E. Jr. House

13 Lawrence St

c 1771

Williams, Benjamin House

25 Lawrence St

c 1800

Green, William House

29 Lawrence St

c 1828

Shattuck, S. House

3-7 Leighton St

c 1870

4 Leighton St

c 1875

6 Leighton St

1895

8-12 Leighton St

1900

9 Leighton St

1880

11 Leighton St

1830

13 Leighton St

1875

14 Leighton St

1880

15-17 Leighton St

1900

18 Leighton St

1890

Hovey, J. H. House

Year Built
c 1797
1828

19 Leighton St
20 Leighton St
21-25 Leighton St

1880
1890

22 Leighton St

c 1890

24 Leighton St

1890

26 Leighton St

1890

27-29 Leighton St

1890

31 Leighton St

1900

33-35 Leighton St

1890

36 Leighton St

1900

38 Leighton St
41 Leighton St

1880

43 Leighton St

1900

45 Leighton St

1890

47 Leighton St

1890

49 Leighton St

1870

3 Lowell Rd

1940

LaCouture, Alphonse House

7 Lowell Rd

c 1880

Williams, Lucy A. House

8 Lowell Rd

r 1880

Billings, Alfonso C. House

9 Lowell Rd

c 1886

Crawford, Frank House

14 Lowell Rd

r 1880

Pierce, George W. House

16 Lowell Rd

c 1885

Pepperell Braiding Company

22 Lowell Rd

1905

Clark, H. M. Paper Mill

Main St

Pepperell Town Hall

1 Main St

c 1834

Shattuck, Samuel Pepperell House

3-9 Main St

c 1849

6 Main St

c 1950

Andrews, Rev. David House

8 Main St

1843

Shipley, Nathan House

10 Main St

c 1749

11-13 Main St

c 1960

1874
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Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Year Built

12 Main St

c 1920

14 Main St

c 1920

Lawrence, Charles Farrar Library

15 Main St

1897

Jewett, Rev. John Edward Bullard House

16 Main St

1897

Spaulding, Waldo House

17 Main St

1904

Blood, David II House

18 Main St

c 1790

Fletcher, Dr. Samuel W. House

20 Main St

c 1875

Blood, David III House

21 Main St

1834

Lawrence, Hannah P. House

22 Main St

1896

23 Main St

c 1842

25 Main St

c 1890

Denham, Charles S. House

26 Main St

c 1885

Shattuck, George H. House

28 Main St

c 1880

29 Main St

c 1970

30 Main St

c 1840

31 Main St

c 1970

Boynton, Isaac House
Blood, E. A. House

32 Main St
33 Main St

c 1970

Parker, Dr. Charles House

34 Main St

c 1844

Kemp, Parker J. House

37 Main St

c 1860

Hamilton, Frank House and Wheelwright Shop

42-44 Main St

r 1880

46 Main St

c 1895

47 Main St

c 1860

48 Main St

c 1900

Kemp, Levi House

49 Main St
50-52 Main St
Shattuck, Clara M. Elementary School

57-59 Main St

1893

61-63 Main St

c 1890

62 Main St

Hall, J. Jr. - Winch, George G. House

r 1885

1900

64-66 Main St

c 1900

65 Main St

c 1880

67 Main St

c 1890

68-70 Main St

c 1840
c 1880

73 Main St

c 1900

Brookline - Pepperell Railroad Passenger Station

74 Main St

1892

Clarke, H. M. Paper Company Worker Housing

76 Main St

c 1860

Shattuck, John R. House

79 Main St

r 1835

Shed, J. D. House

81 Main St

r 1835

Chapman, Elias House

82-84 Main St

c 1844

Miller, Charles H. House

83 Main St

c 1920

Blood and Chapman Stove and Tinware Store

89 Main St

c 1885

90 Main St

r 1895

Woods, George H. House

91-93 Main St

c 1880

Wright, Helen L. House

101 Main St

c 1880
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Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Year Built

Clarke, H. M. Paper Company Worker Housing

102-110 Main St

c 1840

113-115 Main St

c 1904

Clarke, H. M. Paper Company Worker Housing

120-126 Main St

c 1835

Saunders, Amos J. Commercial Block

123-127 Main St

Railroad Square Barber Shop

138 Main St

1903
c 1914

140-142 Main St

1900

First National Bank Building

146 Main St

1905

Aldine Block - Opera House

152-154 Main St

c 1895

Tarbell Block
Tarbell Block

158-160 Main St
162-164 Main St

c 1890
c 1915

Tarbell Block

166-170 Main St

c 1890

Clarke, H. M. Paper Company Worker Housing

3 Mill St

r 1865

Clarke, H. M. Paper Company Worker Housing

5 Mill St

r 1865

Behrens, Frank H. House

6 Mill St

c 1890

Clarke, H. M. Paper Company Worker Housing

7 Mill St

r 1865

9 Mill St

c 1835

Behrens, Frank H. House

11 Mill St

Whitney, George W. House

13 Mill St

c 1850

15 Mill St

c 1910

Pine Orchard Schoolhouse

64 Mill St

1903

Parker, Edmund - Parker, Jonas House

36 Mount Lebanon St

Pierce, Ebenezer House - Nissittissit Hill Farm

150 Nashua Rd

r 1750

Lawrence, Daniel Hall House

17 North St

c 1800

Wright, Franklin House

19 Oak Hill St

c 1772

Pepperell District Schoolhouse #2

69 Oak Hill St

1854

Pepperell District Schoolhouse #1

1-3 Park St

Tarbell, Luther House

4 Park St

r 1845

Breck, Joseph House

6-8 Park St

c 1817

Pepperell Corporation Cemetery

9-11 Park St

Tarbell, Charles House

10 Park St

Pepperell Academy

12 Park St

1834

Adams, Dr. Amos House

13 Park St

c 1828

Loring, John House

14-16 Park St

r 1865

Cutter, Dr. - Fitch, Jonas House

17 Park St

c 1850

Cobleigh, Asa B. House

18 Park St

c 1840

Gage, C. M. House

20-22 Park St

c 1880

Woodward, Andrew J. House

1762

1831

1901
c 1840

21 Park St

1987

24 Park St

1896

25 Park St

1985

Miller, Charles H. House

26 Park St

r 1875

Shattuck, Col. Samuel Pepperell House

27-33 Park St

c 1868

Shattuck, E. House

28-30 Park St

c 1860

35 Park St

1960

Boynton, Adelbert House

37 Park St

c 1886

Pepperell Fire Department

38 Park St

1980
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Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Howe, Rev. James House

39 Park St

c 1780

Dennen, C. A. House

42 Park St

c 1890

Baldwin, Royal House

43-45 Park St

Shattuck, S. S. House

Year Built

44 Park St

1990

48 Park St

c 1800

50 Park St

c 1930

51 Park St
Farrar, Charles House

54 Park St

c 1830

Jewett, Charles H. House

56 Park St

c 1880

Farrar, Charles - Thompson, Capt. Joseph P. House

57-59 Park St

c 1840

Pierce, Calvin I. House

25 Pierce St

c 1817

Brown, Thomas S. House

1 Pleasant St

c 1886

3 Pleasant St

c 1895

Hutchinson, Amon House

4 Pleasant St

c 1888

Goff, Charles House

5 Pleasant St

c 1886

Drury, Horace A. House

6 Pleasant St

c 1886

Harriman, Walter C. House

7 Pleasant St

c 1886

Gray, Hannah E. House

8 Pleasant St

c 1886

Dudley, Joseph House

9 Pleasant St

c 1888

10 Pleasant St

c 1893

Hodgkins, Charles W. House

11 Pleasant St

c 1888

Frossard, John House

12 Pleasant St

c 1886

Blood, Arthur A. House

13 Pleasant St

c 1888

14 Pleasant St

c 1889

15 Pleasant St

1893

Thayer, Julius L. - Nagle, Frederick House

16 Pleasant St

c 1888

Coy, Robert House

18 Pleasant St

c 1893

19 Pleasant St

c 1888

20 Pleasant St

c 1886

22 Pleasant St

c 1840

24-26 Pleasant St

c 1895

Jacobs, George D. House

28 Pleasant St
Pepperell District Schoolhouse #4

66 Prescott St

c 1750

Prescott, Col. William House

78-88 Prescott St

c 1746

Grenache, Elgin S. Livery Stable

8 Railroad St

c 1884

Bancroft, Dora - Pettengill, Jessie M. House

16 Railroad St

r 1900

Drummey, Patrick House

18 Railroad St

r 1895

3 River Rd

c 1880

8 River Rd

c 1870

2 Shamrock St

c 1885

4 Shamrock St

c 1885

6 Shamrock St

c 1890

8 Shamrock St

1890

Pepperell District Schoolhouse #3

50 Shattuck St

Wood, Tryphenia House

11 Shirley St

1844
r 1770
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Table 7.4: (contd’) Historic Buildings in Pepperell
Property Name

Street

Hall, Benjamin House

17 Shirley St

Hall, Benjamin House

19 Shirley St

r 1799

Walton, Frederick Tavern

South Rd

c 1800

Pepperell District Schoolhouse #5

67 South Rd

1848

Fitch, Zachariah Tavern

70-78 South Rd

1812

Pepperell District Schoolhouse #10

18 Tarbell St

1880

Pepperell Evangelical Congregational Church

3 Townsend St

1860

Parker, Lemuel House, Store and Post Office

4 Townsend St

c 1770

Hutchinson, Charles D. Grocery Store

5 Townsend St

1901

6 Townsend St

1958

7 Townsend St

c 1890

8 Townsend St

1958

9 Townsend St

c 1790

Boynton, Luther House

Durant House

Year Built
r 1800

10 Townsend St

1958

11 Townsend St

1849

12 Townsend St

1877

13-17 Townsend St

c 1879

14 Townsend St

c 1824

Stevens, Charles House

16 Townsend St

c 1800

Bradley, William H. H. House

18 Townsend St

c 1860

19 Townsend St

1870

20 Townsend St

c 1960

21-27 Townsend St

1900

Pepperell District Schoolhouse #9

22 Townsend St

1891

Warren, S. F. House
Jewett, William E. House
Miller, Stephen - Winn, Charles House
Flint, James - Blood, Lorenzo P. House

24 Townsend St
26 Townsend St
29 Townsend St
31 Townsend St
36 Townsend St

r 1835
c 1865
c 1886
c 1828
c 1800

Parker, Allen S. House

39 Townsend St

r 1800

Bancroft, Luther House

67 Townsend St

c 1800

Bancroft, Thomas House

119 Townsend St

c 1794

Crosby, Walter House

2 Tucker Ave
1-5 Tucker St

c 1905
c 1843

Chase, S. House
Shipley, Col. House - Webber, John House

2 Tucker St
59 West St

c 1875
1764

Erving, John House

6-8 Willow St

r 1870

Source: http://mhc-macris.net

HISTORIC AREAS
According to the Massachusetts Historical Commission (MHC), Pepperell has five areas that
are historically significant:


Pepperell Center Historic District;
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Mill Village - Babbsitassit Village;
East Pepperell-Railroad Square;
Shamrock Streetscape; and
4-12 Franklin Street.

The Pepperell Center Historic District was discussed previously on page 269. In 1833,
Babbsitassit Village contained six houses. The buildings in the Village were largely
developed around the paper mills and shoe factories located along Main Street (Foster
Street to High Street section). These industries reached their peak in the late 19th century,
and the area stopped growing when the shoe factory burned down and the paper mill
declined. Factory owners, managers and workers made their homes in close proximity to
their place of work. Today, mid-19th century to early 20th-century examples of those homes
remain, with rows of frame and brick worker’s housing, mansard roofs on residences, and
gingerbread embellishments on some structures.

The East Pepperell-Railroad Square area contains two brick commercial blocks that lost
their Mansard roofs due to fires. There are also several false front buildings. These
buildings provide a sense of the commercial downtown that existed in this area at the turn
of 20th century. With the construction of the Worcester and Nashua Railroad in 1848, this
area, actually a sparsely settled section of Groton, became an important commercial center
and the site of a shoe factory located between Leighton and Tarbell Streets. In 1857, this
276 | P a g e

area became part of Pepperell. Housing developed around this area during the town’s
industrial boom of the late 19th century. Two of the most important building of the period
no longer survive, the Tarbell Opera House and the Prescott Hotel, as they were destroyed
by fire.

Historic Photo of East Pepperell
Shamrock Streetscape consists of four identical homes consisting of framed one and a half
story structures with heavy eaves and projecting cornices. Each sits on exactly .12 acres
and has main house dimensions of 22 feet by 27 feet and was constructed for mill workers
quickly and inexpensively. Some workers were Irish immigrants, and the influx of Irish
Catholic probably inspired the street’s name, as the street is located near the Roman
Catholic Church and was laid out in 1890.
Franklin Street was one of the last development of industrial Pepperell, as shortly after its
construction in the late 1890s, the shoe industry collapsed. Today, Franklin Street is a
well-preserved example of good working class housing in a rural industrial center.

277 | P a g e

East Pepperell in 1875
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HISTORIC STRUCTURES
There are six (6) structures within Pepperell listed on the MACRIS that still remain. They
include the Town Common, the Pepperell Pound, the Walton Cemetery Granite and Copper
Fence and three bridges. Table 7.5 contains a listing of these structures, the oldest of which
is the Town Common that dates back to 1745.
Table 7.5: Historic Structures
Structure Name
Pepperell Pound
Pepperell Memorial Bridge
Pepperell Town Common
Walton Cemetery Granite and Copper Fence
Route 111 Bridge over the Nissitissit River
Paper Mill Village-Hollingsworth Bridge
Source: http://mhc-macris.net

Address/Location
Heald Street
Main Street
4 Main Street
5-11 Park Street
Route 111
South Road

Year Built
r1855
1937
1745
1891
1958
1931

HISTORIC OBJECTS
There are three objects listed in MACRIS: the Pepperell War Memorial, the Honor Roll for
Bunker Hill soldiers, and the Liberty Flagpole, as shown in Table 7.6 below.
Table 7.6: Historic Objects
Object
Pepperell War Memorial
Pepperell Honor Roll for Bunker
Hill Soldiers
Liberty Flagpole
Source: http://mhc-macris.net

Location
Main Street
4 Main Street

Year Erected
c1930
1899

4 Main Street

1920

The Pepperell War Memorial is a short granite obelisk with four bronze inscription plates
listing names of the local war dead from the Revolutionary War, War of 1812, Civil War,
Spanish-American War, WWI, WWII, and the Korean War. It was dedicated in 1930, and
then rededicated in 1950.
The Honor Roll for the Bunker Hill Soldiers is a bench made of polished stone. The center
of the bench's back is higher than the rest of the back and contains a plaque with the
names of the fallen that reads: "These Pepperell men were killed at Bunker Hill 17 June
1775 Jeremiah Shattuck, Nathaniel Parker, William Warren, Wainwright Fisk, Ebenezer
Laughton, Joseph Spaulding, Benjamin Wood, Edmund Pierce. For you they died." The
memorial was a gift of Colonel William Prescott’s descendants, the commander of the
American militia at the Battle of Bunker Hill.
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Map 7.10: Historic Resources
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Honor Roll for Bunker Hill Soldiers

BURIAL GROUNDS AND CEMETERIES
The Town has two historic burial grounds listed in MACRIS, as shown in Table 7.7w. The
earliest burials in the Walton Cemetery date back to the pre-Revolutionary period. While
the Woodlawn Cemetery and St. Joseph’s Cemetery are not listed on MACRIS, burials at
both locations date back to the early 1800s and these burial grounds are clearly eligible for
inclusion.
Table 7.7: Burial Grounds and Cemeteries
Name
Address
Walton Cemetery
5-7 Park Street
Pepperell Corporation Cemetery
Source: http://mhc-macris.net

9-11 Park Street

Established
c1746
1901

The Walton Cemetery stands to the north of the original Parish Meetinghouse. William
Tarbell, a selectman at the time, probably donated the two acres for both the Meetinghouse
and the burying ground to the parish in 1746. In the late 1890s, there was a need for a
larger cemetery. Thirty of the towns leading men collectively purchased the WaltonBellows Farm, which adjoined the private burial plots of the Farrar, Lawrence, Wood and
Blood families and the first town cemetery to the south. They incorporated on October 23,
1901, forming the Pepperell Corporation Cemetery.
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Pepperell Corporation Cemetery

HISTORIC LANDMARK-PEPPERELL COVERED BRIDGE
Pepperell is host to a historic wooden covered bridge that is considered a local landmark
with regional and national significance. The historic past of the Pepperell Covered Bridge
is rooted in Revolutionary War times and the creation of our nation. It is recognized as an
asset to the Town of Pepperell that serves as a symbol of the events that occurred at the
site during the Revolution and the values of the people in the region throughout the town’s
history. The capture of a British spy at the bridge crossing in April of 1775 by a group of
local women led by Prudence Wright of Pepperell and the efforts of past State legislators
who advocated to replace each bridge with a covered bridge, reflects the character and
strong patriotism in the community. Numerous publications reference Pepperell and the
Prudence Wright event, describing the struggles of colonial times and drawing attention to
the important roles that women played serving their country.
The bridge is one of only a few wooden covered bridges still operating in Massachusetts
and is located closest to Boston. There have been three wooden covered bridges at this
crossing of the scenic Nashua River, the oldest dates to 1847, the most recent, a 95-footlong bridge and $8 million dollar investment by the Commonwealth of Massachusetts and
its taxpayers, was completed in 2010.
The Pepperell Covered Bridge marks the historic importance at this river crossing and is
also the site of the Prudence Wright Scenic Overlook. The Overlook, an informational park
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created by volunteers and donations of land owned by the Massachusetts Division of
Fisheries and Wildlife, is overseen by the Town of Pepperell and the Prudence Wright
Chapter of the Daughters of the American Revolution. The site features information
highlighting the history of Pepperell’s covered bridges along with artifacts from the
previous covered bridges and the Prudence Wright monument. The commitment of the
State to maintain a wooden covered bridge and support the Prudence Wright Overlook at
the site, ensuring the continuity of the bridge and its history, helps define the bridge as a
local landmark with state and national significance, which the Town should preserve and
promote as a historic asset.

PRESERVATION PLANNING IN PEPPERELL
Pepperell is fortunate to have a number of municipal and private non-profit organizations
dedicated to preserving historic resources. Town boards, such as the Conservation
Commission, Planning Board, Historical Commission, Agricultural Advisory Board,
Cemetery Commission, Nashoba Conservation Trust and Nissitissit Land Trust work
collaboratively to ensure that the character and resources of the community are protected.
Non-profit entities, such as the Pepperell Historical Society and the Cultural Council, also
contribute resources and add support to these initiatives. Pepperell has also been
proactive through the adoption of a Scenic Roads Bylaw and a Right to Farm Bylaw.
The Pepperell Historical Commission consists of five members appointed by the Select
Board for a three-year term. Charged with identifying and preserving the historical
heritage and resources of the town, the Commission is also an information resource for
property owners who are rehabilitating their structures, and works to promote the town’s
historical resources. In Massachusetts, local historic commissions are responsible for the
update and expansion of historic property surveys, nominating properties to the National
Register of Historic Places, educating the public about historic resources, advocating for
significant historic resources, and administering local bylaws that protect historic
resources. Local historic study committees investigate the establishment of local historic
districts when none presently exists in the community.
The Pepperell Historical Society is a non-profit membership organization, open to those
interested in learning about local history and sharing that history with others. The
Pepperell Historical Society is a 501(C) 3 corporation and the primary goal of the
organization is “to preserve and create an awareness of the legacy left by the citizens of
Pepperell over the last three hundred years”.43

43

http://www.pepperellhistory.org/about-us/
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The Agricultural Advisory Board consists of five members appointed by the Select Board
to staggered three-year terms. The Agricultural Advisory Board is the voice of and advocate
for Pepperell's farming community before other Town Boards and Committees dealing
with agricultural issues. In 2006, the Agricultural Advisory Board was authorized by Town
Meeting to undertake the following:










“Act as a spokesman for the Pepperell farming community;
Present written or oral testimony in the context of public hearings before any
Town Board or Committee;
On its own initiative, to advise any Town Board or Committee on matters;
pertinent to the particular area of jurisdiction of that Board or Committee, insofar
as the issue relates to the interests of agriculture;
Advise the Select Board and/or the Planning Board on any Town-wide issues
relating to agriculture which, in the opinion of the Advisory Board, require a
concerted Town action or response;
Respond to any request for information or advice from any Town Board or
Committee;
Provide public information or public education services regarding agriculture
and the practice of agriculture in Pepperell, or in general;
Serve at the written request of any Town Officer, Board, or Committee as an
arbitrator or negotiator in the resolution of disputes relating to agricultural
issues, provided that no order or decision on the particular matter in question
has already been issued by any Town entity legally authorized to do so; and that
any resulting decision or recommendation shall be strictly advisory, and shall
have no legal standing or definitive nature beyond the voluntary agreement of the
parties to abide by it.”

RIGHT TO FARM BYLAW
Pepperell adopted a Right to Farm Bylaw in 2006. The Bylaw was created to protect
farmers from nuisance complaints and thereby preserve the open space that made the
community attractive in the first place. The Bylaw encourages the pursuit of agriculture
and promotes agriculture-based economic opportunities and farmlands, by allowing
agricultural uses and related activities to function in minimal conflict with abutters and
town government. Massachusetts passed the first Right to Farm Bylaw in 1979.
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Farmland on Mason Road

SCENIC ROAD BYLAW
Pepperell adopted a Scenic Road Bylaw to help the town maintain and enhance its rural
character, by ensuring that work done to trees and walls within the public right-of-way on
designated scenic roads is reviewed and permitted by the Town. The Scenic Road Bylaw
applies to nearly every roadway in town, except for State-numbered routes.

Historic stone walls on Mason Road
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PUBLIC INPUT
Pepperell residents clearly value the town’s rural character. In fact, 82% of those
responding to the written survey indicated that they chose to live in Pepperell for the rural
setting and community character. Overall, survey respondents indicated that the Town is
doing an excellent or good job at protecting its natural and cultural resources in the areas
of wetland and water resource protection (72%), protection of groundwater and aquifers
(64%), protection of wildlife habitat (66%), historic preservation (63%), agricultural
preservation (60%), and forestry (60%). Approximately 64% of respondents rated the
Town’s cultural and community events as excellent or good.
Under Question 7 of the written survey, respondents were asked to identify the three most
critical issues facing Pepperell over the next ten years. The number two response was the
161 Nashua Road quarry reclamation project. Overdevelopment/growth management,
pollution prevention/clean water, open space preservation, and maintaining the town’s
rural character and small town feel were also among the top responses.
In responding to Question 9, over half of those responding indicated that it is extremely
important or very important to achieve the following:
 Improve the public water infrastructure;
 Protect additional agricultural land;
 Preserve and protect historic resources; and
 Take steps to address the impacts of climate change.
On April 19, 2018, thirty-seven (37) residents participated in the first public visioning
session, which included a Strengths, Weaknesses, Opportunities and Threats (SWOT)
analysis. The following priorities related to Natural and Cultural Resources were identified
through the exercise:
 Strengths
o Open space/rural character
o Conservation land
o Network of walking trails
o Water quality
o Small town feel
o Agriculture
o Local land trusts
o Community and volunteer groups
o Conservation Commission
o Bucolic character
o Artistic and creative resources
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o Historic buildings
o Waterways/rivers
o Local/industrial history
Weaknesses
o Lack of water resource protection/declining water quality
o Not taking enough action to protect rural, historical and cultural resources
o No discussion of or preparation for climate change
o Loss of wetlands and wildlife, and weak protection for these resources
o Recycling program/overuse of plastics
o No Community Preservation Act adoption
Opportunities
o Redevelop the Peter Fitzpatrick School
o Set preservation target for open space at 25%
o Expand Pepperell Community Arts
o Redevelop mill site as open space
o Community farming
o Preserve dark skies
o Remain a small town
o Pursue hydro-electric/upgrade efficiency of the Main Street Dam
o Implement historical façade improvements in Railroad Square
o Establish farm-to-table restaurants
o Create green or hybrid burial grounds
o Establish art galleries on Main Street
o Market historical assets and outdoor recreation
o Market bird watching
Threats
o Overdevelopment/loss of resources
o Climate change
o Lack of historic preservation strategies
o Shortage of farmland
o Environmentally unfriendly businesses
o Sustainability and lack of capacity in town wells.

A public visioning session on Open Space and Recreation and Natural and Cultural
Resources was held on February 7, 2019. At that session participants were asked to
identify the natural resources that are most threatened and to describe the actions that the
town could take to address the threats. The following responses were provided:
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Protect the town water supply;
Athletic fields and farmland will be affected by climate change related severe
weather;
Wildlife diversity is threatened by development;
Continue forest management;
Native trees are threatened and replacement trees need to be planted;
Pepperell’s “dark skies” need to be preserved;
Encourage developers to plant native species;
Water quality is affected by greenhouse gases and air pollution;
The Nashua River is threatened by runoff from lawns and by heat;
Tips on protecting native species, shade trees and planting vegetation for wildlife
could be provided on the Town’s website;
The Community Preservation Act should be adopted to create a revenue stream;
The stormwater management budget is too small;
Deferring action is expensive; and
Use the town website to inform the public about environmental issues and concerns.

Participants at the Visioning Session were asked what the Town can do to better protect its
historic buildings and landmarks. The following suggestions were offered:
 Provide more security at historic sites, such as through motion detector, to prevent
vandalism;
 Reuse underutilized buildings and properties;
 Provide appropriate lighting to preserve “dark skies”;
 Rehabilitate the Town Hall and replace the Police Station roof;
 List all historic buildings on the town website and provide publications on town
history;
 Provide more of a focus on Native American and women’s history;
 Hold an annual fair that focuses on town history; and
 Plan for Pepperell’s 250th Anniversary (in 2025) Celebration, and use the event to
promote the community.
Participants took part in a breakout group exercise where they identified properties,
parcels or facilities to acquire or protect. A number of these locations involved farms, such
as Malouin Farm, Twin Valley Farm, Blood Farm, Coon Tree Farm, and Clover Luck Farm.
Other locations were historic properties, such as the John McBee house, Tolman house, the
Joseph Heald house, Woodlawn Cemetery, and the schoolhouse off North Street.
Participants also identified features, resources and areas to recognize or protect. Such
locations included Kimball Fruit Farm, the Prescott House, Shattuck property and barn, the
Nissitissit River, the Pepperell dam site and turbine, the former jail lockup, the rail trail,
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Minuteman Park, #3 Schoolhouse, the Pepperell Springs property, the Day Woods Trail, the
Prudence Wright Overlook and the Pepperell Covered Bridge.

ISSUES AND OPPORTUNITIES
It is clear that Pepperell residents value the town’s remaining agricultural landscapes and
enterprises. A long-term strategy is needed to ensure that the agricultural heritage of the
community continues to be valued and that farmsteads and other agricultural attributes do
not disappear over time. Current economic conditions suggest that the conversion of farms
to residential subdivisions is likely to continue unless more is done to make farming
economically viable and sustainable. Understanding the local and regional food systems is
important, as farms are moving beyond wholesale growing, and increasing their need for
storage, processing, transportation and marketing of products.
The Master Plan Advisory Committee has concluded that the Town should do more to
promote the agricultural economy by encouraging: the continued preservation of
agricultural lands through APRs and Conservation Restrictions; farm-to-table restaurants;
a “buy local” campaign; community supported agriculture (CSA); community gardens; and
agri-tourism. The Agricultural Advisory Board should work with local farm owners and the
Department of Agricultural Resources to identify a funding source for undertaking a local
agricultural plan that addresses agricultural preservation and the growth of the local
agricultural economy. Pepperell could collaborate with other nearby communities on this
effort, in order to identify opportunities that extend beyond town boundaries.
During the Master Plan process, feedback received from the agricultural community
indicated that farmers need additional assistance in pursuing value-added agriculture,
which focuses on increasing the economic value and/or consumer appeal of an agricultural
product. Often producers have products that they can market as both an original and a
value-added agricultural product; they simply need assistance in getting started. For
example, shared use kitchens that offer affordable culinary incubator and production space
in licensed facilities, as well as business development support, are needed locally. It has
been suggested that a food hub be created at the Peter Fitzpatrick School, which would be
beneficial to local farmers. Pepperell should explore this concept further. The
Conservation Law Foundation has a very useful guide on the legal and permitting
requirements for establishing such a facility in Massachusetts:
https://www.legalfoodhub.org/wp-content/uploads/2018/07/Community-KitchensMassachusetts-July-2018.pdf.
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Many farmers are earning additional income by selling more of what they raise directly to
consumers, schools, restaurants and institutions, and are meeting significant amounts of
their energy needs with on-site technologies like solar arrays. The state’s Agricultural
Energy Grant Program is a competitive grant program that funds projects that improve
energy efficiency and facilitate the adoption of alternative clean energy technologies by
Massachusetts farms. This program may be appropriate for some of the farms within
Pepperell. In addition, the Pepperell Agricultural Advisory Board should reach out to the
regional school district regarding the possibility of including locally sourced food in the
school lunch program.
Education on local agriculture and the benefits of sound nutrition should be incorporated
into the school curriculum. The Agricultural Advisory Board and the Conservation
Commission should work with the Nashoba Technical High School and the North Middlesex
Regional School District to create a career program focused on Agriculture, Natural
Resource Management and Environmental Science. Such a program could be linked to the
operation of a town-sponsored “community farm” that would stress the importance of
locally sourced food and the environmental benefits of working farms.
A plan should be prepared to prioritize lands classified under Chapters 61, 61A and 61B for
possible future acquisition, so that the Town is prepared to respond quickly when these
parcels become available for possible acquisition. In addition, the Town should address
those parcels that do not comply with the requirements set forth in Chapters 61, 61A and
61B.
Current regulations relative to Chapter 61A only allow for the development of solar energy
facilities on agricultural land that meet the energy needs of the farming operation. Any
development of solar facilities that exceed the current and future energy needs of a farming
operation would result in the loss of Chapter 61A status. The Department of Agriculture
Resources and the Department of Revenue are presently reviewing whether such
requirements should be revised. Town of Pepperell officials should work with their state
legislators to modify the current policy as long as cropland is not impacted.
The Master Plan Advisory Committee has considered the potential threats to the town’s
historic resources, such as Town Hall, the Shattuck School, Pepperell District School House
#4, the Library and the Railroad Square Jail, and local historic homes. Threats from future
development and neglect must be addressed, in order to protect such irreplaceable
resources from being lost. The Town could do more to address the maintenance of townowned property. Particular attention needs to be paid to Town Hall and Shattuck School,
which have mold problems, and the reuse of the Peter Fitzpatrick School needs to be
addressed. The gravestones in the Walton Cemetery need repair, and the graves of
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revolutionary war soldiers do not have markers. The Town should develop a plan to
address deferred maintenance and protect the Town’s historic resources.
The Town’s historical documents and archives are not adequately stored and protected.
While the Historical Commission has determined that the most critical records, such as
town meeting records and deeds, are safely stored, there is mold resulting from a water
leak in the safe that houses irreplaceable detailed records. Many of these records were
moved to a pod outside Town Hall in 2019 for temporary storage. While the Town is
attempting to remediate the mold, some records were not salvageable. The records stored
in the upper floor of Town Hall are beneath a leaking roof and are not protected from
sunlight. Evidence of insect infestation has also been reported. At the current time, there is
no money available to address document preservation. It was also determined that there is
no index as to where records are stored, and that residents and town boards have had
difficulty locating files, plans and other records.
The Town needs to address the storage of town records and documents as soon as possible.
As resources allow, historic documents should be scanned and digitized. Records
custodians have a responsibility to protect records against a variety of threats, including
fire, flood, theft, vandalism, pests and environmental damage. The loss of records can
result in:





Disruption of town business and services;
Legal risks and excessive legal bills;
Operational and financial setbacks; and
Loss of the Town’s political and historical context.

In Massachusetts, local Historical Commissions and Historic District Commissions are
responsible for most historic preservation efforts. Historic Commissions are charged with
updating and expanding their historic property survey, submitting nominations to the
National Register for eligible properties, educating the public about historic resources,
advocating for significant historic resources, and establishing and/or administering local
bylaws that protect historic resources.
Currently, there is one National Register district within Pepperell. The Master Plan
Advisory Committee recommends that, at a minimum, the feasibility of establishing a
National Register district in Railroad Square/East Pepperell be further investigated.
National Register districts may also be appropriate in other areas of town. However, the
strongest form of protection is a local historic district created through a local bylaw. Local
historic districts have three major purposes, as outlined in Chapter 40C of Massachusetts
General Law:
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To preserve and protect the distinctive characteristics of buildings and places
significant in the history of the Commonwealth and its cities and towns;
To maintain and improve the settings of those buildings and places; and
To encourage new designs compatible with existing buildings in the district.

While an effort to create a local district on Pepperell was previously unsuccessful, the issue
should be revisited, as a means of protecting the town’s most critical historic resources.
The formal historic district process generally begins with a request from the Historical
Commission to the Select Board for the appointment of a Historic District Study Committee.
The Historic District Study Committee is responsible for studying the desirability of
establishing a local historic district, developing a report on its findings and
recommendations, and conducting a public hearing on the proposal, prior to consideration
by Town Meeting.
Local historic districts do not prevent all change from occurring, nor do they prevent all
demolition, new construction or development. Historic District Commissions are only
allowed to review changes to exterior architectural features that are visible from the street,
and the bylaw creating the district may exclude certain categories from review, such as
paint color, storm windows and doors, and window air conditioning units.
Pepperell should also consider adopting a Demolition Delay Bylaw to protect historic
resources. With a demolition bylaw, a property owner requesting a demolition permit
from the Building Department for an historic property must first receive approval from the
Historical Commission. If the Historical Commission determines that the building is
preferably preserved, a delay period is imposed. The delay period provides a window of
opportunity to consider other alternatives to the demolition of the building. The
demolition delay process allows property owners to learn about available grants and
assistance relative to alternative uses of their property. There are many success stories in
Massachusetts where a better solution was found. After the delay period has expired, the
Building Inspector can sign the demolition permit and demolition can proceed. A
demolition bylaw cannot indefinitely prevent a demolition from occurring. The
Massachusetts Historical Commission encourages communities to pursue a 12-month
demolition delay period, as it is far more effective than 6 months.
Pepperell should take steps to adopt the Community Preservation Act (CPA), a tool that
helps communities preserve open space and historic resources, create affordable housing,
and develop outdoor recreational facilities. Community preservation monies are raised
locally through the imposition of a surcharge of not more than 3% of the tax levy against
real property, and municipalities must adopt CPA by ballot referendum. These funds are
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matched by a state trust fund at a percentage determined each fiscal year. To date, 175
municipalities in the state have adopted CPA.
Each CPA community creates a local Community Preservation Committee (CPC) upon
adoption of the Act, and this board makes recommendations on CPA projects to Town
Meeting. The CPC is created by Town Meeting through the passage of a bylaw that spells
out the committee's composition, length of member terms, and whether the optional "at
large" positions are appointed or elected, as well as outlining the responsibilities of the
Committee. The CPC can be established either at the same time that local efforts to adopt
the CPA are being pursued or, more commonly, after CPA has been adopted.
The Town should apply for a grant to prepare detailed survey forms for historic resources
that are not currently listed on MACRIS. As additional funds become available through
grants or through CPA, the Town should continue its efforts to list qualifying properties on
the National Register. There are many historic assets, including buildings, monuments and
cemeteries that are clearly eligible for inclusion. The site of the Blake Machine Shop
Complex and the surrounding area is eligible for the National Register due to its
importance to Pepperell during the Industrial Revolution. The Covered Bridge site could
be eligible for the National Register due to its connection to the town’s Revolutionary War
history.
The Town should promote and market its historical and cultural resources. Such a
program would require financial resources, but would generate income for businesses and
foster a greater sense of appreciation and stewardship among town residents. To elevate
awareness of the Town’s rich historic fabric, plaques could be provided for display on
historic properties. In addition, a “self-guided walking tour” of historic areas in Pepperell
could also be developed.
Revisions and updates to the Town’s development regulations that strengthen
environmental protection, consider climate change, and address water quality issues will
be needed in the future. Such changes include a more rigorous sedimentation and erosion
control plan, stormwater management requirements, protection of forested habitat and
provisions for low impact development (LID). The Town should also strengthen its local
wetlands bylaw. These changes will assist the Town in meeting its obligations under the
EPA MS4 permit.
Pepperell will continue to be impacted by climate change with warmer temperatures and
extreme weather events. Understanding the Town’s vulnerabilities and developing
measures to mitigate and adapt to the impacts of a changing climate will become increasing
important. The Town received funding under the Municipal Vulnerability Preparedness
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(MVP) Program. Under this program, the state awards communities with funding to
complete vulnerability assessments and develop action-oriented, nature-based resiliency
plans. Communities who complete the MVP program become certified as an MVP
community and are eligible for MVP Action grant funding and other opportunities.
Invasive species are one of the greatest threats to the integrity of natural communities, and
represent a direct threat to the survival of many indigenous species. The Massachusetts
Department of Agricultural Resources recognizes sixty-nine (69) invasive species that are
of particular concern in the Commonwealth. Pepperell should establish a “Detection and
Response” plan to address invasive plants, as this problem is likely to increase with a
changing climate. For most species, eradication is possible only in the earliest stages of
invasion. Therefore, it is important to educate homeowners and the agricultural
community on the importance of using only native plantings, and on how to detect and
report the presence of invasives.
Occurrences of listed invasive species and candidates for listing can be reported to the
Natural Heritage and Endangered Species Program or the Invasive Plant Atlas of New
England (IPANE) project. Invasive plant field forms are available from the web sites of
both organizations. Such records are very important in mapping the presence, abundance
and geographic spread of invasive species. The IPANE program has a well-organized
volunteer network and it organizes group management outings. A staff person at the
Native Plant Trust coordinates these activities.
The Town should develop an educational brochure for developers, contractors,
landscapers, and facility managers on best practices for reducing the use of fertilizers,
pesticides and deicing chemicals, and improving soil conditioning and health. This
material should also be made available on the Town’s website. The Master Plan Advisory
Committee has learned that many residents are unaware that certain chemicals cannot be
used in the water protection district, and that landscaping companies have been observed
applying these substances in the district. Given that enforcement can be challenging, the
issue is best addressed through increased education.
Pepperell has a Scenic Road Bylaw that is part of the Town Code. Under the bylaw, every
roadway in the community is considered scenic, except for state numbered routes. The
Master Plan Advisory Committee believes that designating all roadways as scenic detracts
from the importance of the regulation. In most communities, there are specific criteria for
designation, and actual designation requires Town Meeting approval. In addition, many
residents are unaware of the bylaw’s existence. The Master Plan Advisory Committee
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recommends that the bylaw be reevaluated and revised to better define what constitutes a
scenic road, and that additional public education be provided to increase the awareness
and knowledge of residents.
Forested habitats sustain the Town’s water supply through groundwater filtering and
recharge capacity. Trees and forests play an important role in reducing stormwater and
removing pollutants that would otherwise wind up in waterways. Forests filter and
regulate the flow of water, in large part due to their leafy canopy that intercepts rainfall,
slowing its fall to the ground and the forest floor before gradually releasing it to natural
channels.
Pepperell should adopt a tree retention bylaw to encourage the preservation and
protection of trees during significant construction activity. Under the bylaw, certain areas
of a site where trees must be preserved are designated, and mitigation is required for trees
that are removed. Trees improve air quality, sequester carbon, reduce heat islands, aid in
the stabilization of soil, provide natural flood storage, serve as habitat for wildlife, enhance
aesthetics and property values, and contribute to the distinct character of certain
neighborhoods. Grant funding for creating a tree retention bylaw is available through the
state’s Planning Assistance Grant program.

RECOMMENDATIONS
HISTORIC PRESERVATION AND PROMOTION:
7.1 - Investigate the feasibility of establishing a National Register district in Railroad
Square/East Pepperell, and in other appropriate locations.
7.2 - The Town should pursue the listing of qualifying properties on the National
Register and on MACRIS. There are many historic assets, including buildings,
monuments and cemeteries, which are clearly eligible for inclusion. The Town
could apply for state grant funding to undertake this work.
7.3 - Consider the establishment of one or more local historic districts through the
formation of a Historic District Study Committee.
7.4 - Pepperell should consider adopting a Demolition Delay Bylaw to protect
historic resources. A twelve-month delay period is recommended.
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7.5 - The Master Plan Advisory Committee strongly recommends that Pepperell
adopt the Community Preservation Act to provide resources for historic
preservation and restoration, open space, recreation and affordable housing.
7.6 - The Town needs to address the deferred maintenance of historic town-owned
property. Particular attention needs to be paid to Town Hall and the Shattuck
School, which have mold problems, and the reuse of the Peter Fitzpatrick School
also needs to be addressed. The gravestones in the Walton Cemetery need repair,
and markers are needed for the graves of revolutionary war soldiers. The Railroad
Square Jail and the Library also need attention.
7.7 - The Town needs to address the storage of town records and documents as soon
as possible. As resources allow, historic documents should be scanned and
digitized. All documents and records should be stored in a protected and safe
location. An index should be developed listing each record, its storage location,
condition, and responsible steward. An official policy is needed to address
records/document retention, preservation, and disposal criteria and processes.
7.8 -Promote and market the Town’s historical and cultural resources to foster a
greater sense of appreciation and stewardship, and for economic development. As
part of this effort, plaques could be provided for display on historic properties. In
addition, a “self-guided walking tour” of historic areas should be developed.
7.9 - Work with the School District to include town history, local agriculture, and the
natural resources of Pepperell within the curriculum.

ENVIRONMENTAL PROTECTION:
7.10 - Continue to work collaboratively with neighboring communities on
implementation of the EPA MS4 Stormwater Permit. Educate businesses, residents
and homeowners on best practices for managing stormwater and protecting water
quality.
7.11- Establish a “Detection and Response” plan to address invasive plant species.
Educate homeowners and the agricultural community on the importance of using
native plantings, and on how to detect and report the presence of invasives.
7.12 - Revise and update the Town’s development regulations to strengthen
environmental protection, consider climate change, protect forested habitat, and
address water quality issues. Such changes should include a more rigorous
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sedimentation and erosion control plan, stormwater management requirements,
and provisions for low impact development (LID) and green infrastructure. The
Town should also strengthen its local wetlands bylaw.
7.13 - Develop an educational brochure for homeowners, developers, contractors,
landscapers, and facility managers on best practices for reducing the use of
fertilizers, pesticides and deicing chemicals, and for improving soil conditioning and
health.
7.14 - The Scenic Road Bylaw should be reevaluated and revised to better define
what constitutes a scenic road, and additional public education should be provided
to increase the awareness and knowledge of residents regarding the bylaw.
7.15 - Adopt a tree retention bylaw to encourage the preservation and protection of
trees during significant construction activity.
7.16 - Implement the Conservation Commission-approved recommendations
contained in “Toward a More Sustainable and Resilient Pepperell” which can be
found at https://town.pepperell.ma.us/DocumentCenter/View/5419/Finaldraft-of-the-Master-Plan---July-15-2020?bidId=

AGRICULTURAL PRESERVATION AND PROMOTION:
7.17 - Promote the agricultural economy by encouraging: the preservation of
agricultural lands through APRs and Conservation Restrictions; farm-to-table
restaurants; a “buy local” campaign; community supported agriculture (CSA);
community gardens; and agri-tourism.
7.18 -Work with local farm owners and the Massachusetts Department of
Agricultural Resources (MDAR) to identify funding for a local agricultural plan that
addresses agricultural preservation and helps promote the stability and possible
growth of the local agricultural economy.
7.19 - Develop a prioritization plan for lands classified under Chapters 61, 61A and
61B, so that the Town is prepared to act quickly when parcels become available for
possible acquisition. In addition, the Town should address parcels that do not
comply with the requirements set forth in Chapters 61, 61A and 61B.
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7.20 - Town officials should work with local legislators on modifications to the
Chapter 61A program that would allow farmers to construct solar energy facilities
on their property, as long as such facilities do not interfere with the active cropland.
7.21 - Further investigate the establishment of a food hub at the Peter Fitzpatrick
School, which would be beneficial to local farmers in terms of value-added
agriculture.
7.22 - The Pepperell Agricultural Advisory Board should reach out to the regional
school district regarding the possibility of including locally sourced food in the
school lunch program. In addition, education on local agriculture and the benefits of
sound nutrition should be incorporated into the school curriculum.
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8. FACILITIES AND SERVICES
In Massachusetts, municipalities are responsible for
administering and delivering nearly all services. Municipal
facilities and services are structured to respond to a
community’s priorities and desires in terms of providing a
suitable quality of life for its residents. Collectively, public
buildings and facilities, land, infrastructure, personnel and
financial resources make it possible for the town’s
employees, boards, committees, and commissions to
provide services for residents and businesses, and to
conduct the day-to-day business of the Town.
The facilities and services chapter of the Master Plan
focuses on the capacity of local government to finance and
deliver services. A public facility is any town property that
is used for a public purpose, such as town hall, the library
or a fire station. It also includes utilities, such as the public
water and sewer infrastructure, parks, playgrounds, and
cemeteries.
Providing adequate facilities and services depends on the
amount of revenue that is available to support local
government operations. According to the Massachusetts
Department of Revenue, Pepperell’s FY 2019 general fund
expenditures were estimated to be $27,349,277, which
included public safety, education, public works, debt
service, and personnel costs, such as health insurance and
pensions. The Town’s FY 2019 revenues totaled
$27,350,321, and approximately 60% of the Town’s FY
2019 budget was dedicated to education expenses. The
Town’s bond rating from Moody’s is Aa3, and in FY 2019
the Town had $ 1,186,349 in certified free cash.44

Facilities and Services
Goals












Continue to strengthen
public safety through
capital improvements and
staffing.
Implement accessibility
improvements for townowned facilities.
Evaluate options for
generating additional
revenue to support town
services, infrastructure and
facility needs.
Improve communication
between residents and
town government, to build
trust among community
members.
Strive to address renewable
energy and climate change
in the design and
implementation of future
capital improvement
projects.
Provide additional utility
options for residents and
businesses.

As costs continue to grow, state and federal mandates are
issued and inflation takes its toll, so the Town will likely
find it increasingly challenging to provide expected services and maintain the municipal
44

Massachusetts Department of Revenue
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infrastructure. The most recent projections estimate that the Town’s budget will increase
to $30,793,581 by FY 2024.
Based on past trends, Pepperell has seen an annual increase of less than 1% in revenues
generated by new growth, far less than the growth in the annual budget needed to cover
debt exclusions, education and health insurance increases. Pepperell’s property taxes are
24% lower than in similar communities and 61% of the state average for all
municipalities.45 Pepperell received $1,691,088 in State Aid in FY 2019, and must rely
heavily on local property taxes to meet its needs. Table 8.1 below compares the Town’s
budget from FY 2015 to FY 2019.
Table 8.1: Budget Comparison—FY 2015-FY 2019
Category
2015
2016
General
$1,126,000
$ 1,119,000
Government
Public Safety
2,364,000
2,707,000
Education
13,254,000
14,431,000
Public Works
1,057,000
1,038,000
& Facilities
Employee
1,718,000
1,672,000
Benefits
Ambulance
292,000
*
Fund
Human
396,000
399,000
Services
Culture and
456,000
474,000
Recreation
Debt Service
228,000
219,000
Capital Outlay
0
221,000
Sewer
2,311,000
2,362,000
Enterprise
Water
1,608,000
1,569,000
Enterprise
Transfer
316,000
311,000
Station
Enterprise
Total
$25,126,000
$26,522,000

Fiscal Year
2017
$ 1,112,000

2018
$ 1,162,000

2019
$1,187,000

2,790,000
15,146,000
1,075,000

2,892,000
16,354,000
1,228,000

3,063,000
15,998,000
1,255,000

1,746,000

2,073,000

2,233,000

399,000

0

0

410,000

433,000

435,000

510,000

523,000

537,000

178,000
312,000
2,317,000

157,000
235,000
2,399,000

154,000
489,000
2,527,000

1,564,000

1,615,000

1,748,000

396,000

343,000

364,000

$27,955,000

$29,414,000

$29,990,000

* Ambulance Fund is now included in Public Safety.

45

ClearGov.com
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As discussed in the Economic Development chapter, nearly 94% of the town’s tax levy is
generated from residential properties. Pepperell will need to focus on economic
development as a means of increasing its non-residential tax base in order to meet its
future budgetary needs.

GOVERNMENTAL STRUCTURE
Pepperell operates under a home rule charter that was last reexamined in 2014.
Pepperell’s legislative power is vested in open town meeting, while executive authority
falls to its three-member Select Board. The selectmen are elected for three-year terms and
are responsible for setting town goals, establishing policy, managing the affairs of the town,
appointing local officials, and ensuring that town government is responsive to community
needs. The Board is also the licensing authority for the Town. As outlined in the charter,
the Select Board appoints the Town Administrator, as well as the following boards,
committees, and officials:
























Affordable Housing Committee;
Agricultural Advisory Board;
Disabilities Commission;
Board of Fire Engineers;
Board of Public Works;
Registrars of Voters;
Cable TV Advisory Committee;
Capital Program Committee;
Conservation Commission;
Council on Aging;
Covered Bridge Committee;
Cultural Council;
Economic Development Advisory Committee;
Emergency Planning Committee;
Fence Viewer;
Finance Committee;
Fire Chief;
Information Systems Technology Committee;
Keeper of the Lock-up;
Lowell Regional Transit Authority Selectmen’s Representative;
Nashoba Valley Technical High School Committee (joint appointment);
One or more constables;
Historical Commission;
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Pepperell Public Access Cable Corporation;
Personnel Board;
Planning Board Associate member (joint appointment);
Police Chief (as authorized by the town’s acceptance of MGL Chapter 97A);
Selectmen’s representative and alternate to the Northern Middlesex Council of
Governments;
Town Administrator;
Town Counsel;
Town Forest Committee;
Middlesex County Retirement Board;
Trustees of the Brooks Educational and Entertainment Fund;
Vietnam Memorial and Honor Roll Committee; and
Zoning Board of Appeals.

The Town Administrator is appointed based on educational, executive, and administrative
qualifications for a renewable term of not more than three years. Prior to appointment, he
or she must have previously served in a management capacity for at least three years. The
Town Administrator is the Chief Administrative Officer and is responsible for submitting an
annual operating budget and for providing the information to the Finance Committee
needed to prepare the five-year capital improvement plan. He or she may appoint the
following town employees and officials, although the Board of Selectmen may reject their
appointments:
















Town Clerk;
Director of Council on Aging;
Tax Collector/Treasurer;
Town Accountant;
Sealer of Weights and Measures, and one or more Assistant Sealers of Weights and
Measures;
Animal Control Officers;
Animal Health Inspector;
Plumbing Inspector;
Inspector of Gas Piping and Gas Appliances;
Inspector of Buildings;
Local Inspector;
Zoning Enforcement Officer;
Wiring Inspector;
All Assistant Inspectors;
Communications Director;
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Director of Public Works;
Veterans Agent;
Veterans Grave Officer;
Assistant Assessor;
System Administrator;
Conservation Agent;
Planning Board Administrator;
Planning Board Assistant;
Recreation Facilities Program Director; and
Director of Emergency Management.

The Town Administrator oversees personnel management for each town department,
except the library and schools. The Town Administrator negotiates all contracts and
collective bargaining agreements on behalf of the Select Board. He or she is responsible for
the maintenance, repair, rental and use of town-owned buildings and facilities, and serves
as the town’s chief procurement officer.
In accordance with the town’s charter, Pepperell voters elect the following officials:










Select Board;
Planning Board;
School Committee;
Moderator;
Board of Library Trustees;
Board of Health;
Housing Authority;
Board of Assessors; and
DPW Commissioners

PUBLIC BUILDINGS
Pepperell owns and manages several buildings and some accessory structures in various
locations throughout town. The Town’s major facilities are discussed in the following
narrative. Pepperell does not have a facilities plan that assesses the condition of its
structures, nor does it have a facilities manager like most communities. Instead
department heads are responsible for identifying and addressing maintenance needs for
individual facilities through the capital planning and budgetary processes.
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TOWN HALL
The Town Hall, built c. 1873, is Pepperell’s first and only town hall. Built during the
Victorian era, the structure displays some basic Greek Revival details, although it was
constructed after that style was popular. The most striking features are the tall pointed
arch windows and corner column designs. The eaves of the gable roof are bracketed and
the side windows have gabled hood moldings. The cupola is also bracketed and has a
design similar to the window hoods. The cupola was once crowned with a gold-gilt eagle.
The columned porch has a balustrade roof, primarily covered by asphalt shingles. The
siding is clapboard and the foundation is cut granite. While the structure has always
served as the Town Hall, the basement once served as a fire station.
In 2003, the Massachusetts Department of Public Health performed an Indoor Air Quality
Assessment of Town Hall. That study identified a number of issues with the HVAC system,
and outlined recommendations for addressing ceiling tiles damaged by the leaking roof and
improving air exchange in the building. Some of the recommendations still have not been
implemented.
In February 2019, Gale Associates evaluated the Town Hall roof and determined that
replacement of the main sloped asphalt shingles is needed within the next five years, along
with replacement of the low-sloped membrane roofs on the front entrance portico and the
south end bump-out. Short-term repairs are needed to address those areas with the most
critical deficiencies. The evaluation also showed that the concrete ramp/walkway on top of
the vault roof is deteriorated and is the source of moisture infiltration. A new ramp and
vault roof is needed. The estimated
cost of short-term repairs is
$19,435, while long-term
improvements will likely cost
$700,000.
The Town plans to renovate Town
Hall in the future and to replace the
Emergency Management Garage
located at the rear of the town hall
parking area. The estimated
replacement cost is $70,000.

Pepperell Town Hall
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LAWRENCE LIBRARY
Pepperell’s first library was established in 1795 and was called the Pepperell Social
Library. In his will, Charles Farrar Lawrence bequeathed $100,000 to the Town of
Pepperell in 1897 for the construction of a library and art gallery. The Charles F.
Lawrence Library located at 15 Main Street was built in 1900, and was designed and
erected by Ernest Flagg and W.B. Chambers. Built in a transitional style of Romanesque and
modern French architecture, it was the most expensive and finely constructed building in
Pepperell at that time.
A 2019 evaluation of the roof determined that the sloped copper batten-seamed roof areas
are aged but generally in good condition. Repairs could be performed to extend the life of
the copper roofs by ten or fifteen years. Deteriorated conditions in the copper gutter lines
have allowed moisture to infiltrate and deteriorate the steel framing and masonry walls
below, and to enter the building interior. Immediate reconstruction of the gutter system is
recommended, along with repairs to the masonry walls.
The low-sloped, single-ply rubber roofs are in good condition with 10-15 years of useful life
remaining. However, properly installed sheet metal counter flashing is needed at the rising
walls. Sloped glazing assemblies and clerestory windows are aged. Long-term repairs that
include replacement of the sloped glazing assemblies and clerestory windows is
recommended. Repair of the masonry chimney is also needed. The estimated cost of the
short-term repairs is $82,455, while the cost of long-term repairs is likely to be $1,000,000.

Lawrence Library
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HIGHWAY GARAGE
The Pepperell Highway Garage is located off Lowell Road in an 11,900-square foot, twostory building made of concrete masonry units. The building was constructed in 1980 and
has a flat, tar and gravel roof. According to the Director of Public Works, the garage is in
need of an overhaul, even though it has benefited from some recent upgrades, including a
new waste oil heater, several new garage doors and lighting upgrades funded through the
Green Communities program. The majority of windows are old, insulation is sparse,
several garage doors still need to be repaired/replaced, and the interior of the garages
need to be cleaned and painted to address the grime that has accumulated from diesel
exhaust and welding. The break room, locker room, and mechanics office are all located in
the same 14’X14’ space on the second floor, and the space must be crossed to access the
restroom. The building is not ADA compliant. The remainder of the building is dedicated to
high-ceiling garage bays for vehicles. Three of the bays are dedicated for vehicle
maintenance, with the remainder for inside storage. Other features of the facility include
welders, an air compressor, vehicle lifts, tool storage, uniform lockers and sign storage.
The site contains outbuildings, including two salt/sand storage barns, and several
freestanding shelters for equipment storage. A standby generator is able to supply power
sufficient to perform basic functions such as heat, lighting and garage door operation.
The Town has considered investing $100,000 to create a small addition that would house a
proper break room, mechanics office, parts room, and the superintendent could possibly be
relocated to this location. An architectural review determined that such an expansion
would exceed the building code threshold requiring the installation of sprinklers
throughout the building, greatly increasing the cost of the project. As a result, a long,
narrow storage area on the second floor was repurposed into a break room, and the
administrative staff will likely be moved to the wastewater treatment facility, consolidating
all DPW administrative functions into one location.

WATER DIVISION BUILDING
The Water Division building is located on Chestnut Street and consists of a poured concrete
structure at the former location of Pepperell Springs Water Company. The building is in
much better overall condition that the highway facility with plenty of space for staff,
although it could benefit from more interior storage space for equipment. The building
contains two large offices, a break room, restroom, and plan/SCADA room. There is also a
single, large garage bay that can store a significant percentage of the water division
vehicles and allows for some minor repair work, although it lacks much of the equipment
found at the highway garage. Materials are stocked at this location, such as spare meters,
hydrants, pipe and fittings. The water operation staff are housed at this location, while the
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administrative functions were recently relocated to the wastewater treatment facility at
Lomar Park.
There is no feasible option for expansion at this location, although the DPW Director has
indicated that it would be desirable to consolidate as many DPW departments as possible
in one campus, possibly through the construction of another structure at the wastewater
treatment facility that would house the Water Division crew and equipment. It is
important to note that the restrictions placed on the Pepperell Springs property as part of
the town’s acquisition would significantly impact the resale and value of the Chestnut
Street garage.

POLICE STATION
The Pepperell Police Department is housed in the former Clara M. Shattuck Elementary
School, which closed in 1980. Constructed in 1898, the structure is built of brick masonry
with a slate roof and large round-arched and recessed doorways. The round arch pattern
continues over the second story windows. The steeply pitched hip roof has projecting
gabled dormers. The front entrance is trimmed with contrasting granite. The building is
unusual in that it is one of the few brick/masonry structures in Pepperell and the finest and
only primary example of Romanesque architecture.
In 1988, a three-phase renovation project was initiated. Phase one included renovation of
the first floor and basement to create a 9,000 square foot public safety building. Phases
two and three were to include renovation of the second floor and attic but neither phase
went forward due to budgetary issues. There are many issues with the building, the most
serious being the inadequacy of the HVAC system which does not allow for outdoor air
exchange. In 2014, a $200,000 mold remediation project was completed. In 2019, the air
conditioning chiller which serves most of the building was replaced. The heating system is
scheduled for replacement in 2020 but will not use primarily fresh air, creating concerns
about winter air quality. In December 2019, air quality testing was conducted and the
Town is awaiting a report. The Police Chief estimates the department’s existing and future
space needs at 15,000-20,000 square feet, whether the space be provided within an
existing structure or through the construction of a new facility.
A 2019 roof assessment performed by Gale Associates found moisture infiltration in the
attic caused by deterioration of the asphalt shingle roof and associated flashing. The report
recommended certain repairs to extend the life of the roof an additional 3-5 years,
including replacement of damaged shingles, re-attachment of loose/displaced shingles, and
stripping. Long-term the entire roof should be replaced. The wood-framed single-pane
windows also need replacement. The estimated cost of the short-term repairs is $19,838,
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while long-term repairs will exceed $300,000. Short-term roof repairs were made in Fall
2019 which addressed the largest area of concern, however smaller areas were still leaking
in late Fall and may need further repair.

FIRE STATIONS
The Pepperell Fire Department once served the Town using three fire stations:


Station 1 was located on Foster Street and was decommissioned in 1995, as it no
longer met the Town’s needs. This structure was sold and is no longer a Town
property.

Former Station 1-now decommissioned


Station 2 is located at 35 Park Street and houses two ambulances and two fire
engines. It also contains the offices of the EMS administrator and the apparatus
maintenance firefighter. The facility has a meeting room and kitchen to
accommodate department meetings. The Town has prepared a conceptual plan to
renovate this station and construct an addition.
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Station 2


Station 3 is located at 47 Lowell Road and was originally a commercial structure
that was expanded and renovated to meet the needs of the Fire Department. The
station houses one ladder truck, four trucks, one rescue truck, one reel truck, one
engine/pumper, two rescue boats and the SCBA refill system. The Town plans to
renovate this station in the future.

Station 3

SCHOOLS
Pepperell participates in a regional school district with the towns of Ashby and Townsend.
The District consists of a high school, two middle schools and four elementary schools. The
total enrollment for the district was 3,070 for the 2018-2019 school year. The Varnum
Brook Elementary School is located in Pepperell and was constructed in 1977. During
2018, the windows, doors, roof and HVAC units were replaced at Varnum Brook. The
Nissitissit Middle School is also located in town and was built in 2003.
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The District's School Committee consists of nine members: three representatives from
Pepperell, two from Townsend and one from Ashby, plus three at-large representatives.
Committee members serve a three-year term and are in charge of setting educational goals
and policies, and reviewing and approving the district’s annual budget. In addition, the
School Committee is responsible for hiring and evaluating the Superintendent. The
District’s budget has exceeded the net school spending (NSS) requirements in recent years.
The Town of Pepperell is assessed by the District based on net school spending and the
required district contribution.
Some Pepperell children attend the Nashoba Valley Technical High School (NVTHS) in
Westford. Table 8.2 shows the total enrollment for NVTHS and the number of Pepperell
students attending from October 2013 to October 2018.
Table 8.2: Nashoba Valley Technical High School Student Enrollment, October 2013-October 2018
October
October
October
October
October
October
2013
2014
2015
2016
2017
2018
140
159
152
153
136
129
Pepperell
Students
735
767
751
744
716
704
Total
Enrollment
Source: Massachusetts Dept. of Education

Some Pepperell children also attend private, parochial and charter schools, such as
Lawrence Academy (Groton), Bishop Guertin (Nashua), the Academy of Notre Dame
(Tyngsborough), Innovation Academy (Tyngsborough) and Parker Charter School
(Devens).

PETER FITZPATRICK SCHOOL
The Peter Fitzpatrick School was built in 1937 and major additions to the building were
constructed in 1966 and 1994. The building has served as a high school, middle school, and
elementary school, and recently housed the administrative offices of the North Middlesex
Regional School District. The Town of Pepperell has operated the building since November
2018.
The Peter Fitzpatrick School is located at 45 Main Street on nineteen acres of land
comprising three parcels. The original building has three levels and contains six
classrooms, and a gymnasium, and is approximately 21,680 square feet. A 1966 renovation
added sixteen classrooms on two levels, a commercial kitchen and multipurpose spaces. In
1994, a second addition provided more classrooms, a larger library, and office space for
administrative staff.
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The entire building footprint totals 80,697 square feet comprising 115 rooms. The exterior
of the building is brick masonry, the roof is asphalt shingle and rubber, and the windows
are old. The condition of the building is classified as “very good” by the town’s real estate
consultant and as “excellent” by the tax assessor records. However, a more thorough
assessment is needed, and the Town Administrator has indicated that the portions of the
building in the best condition are 25 years old, while the remainder of the building is far
older and in much worse condition.
Updates to the electrical system may be needed, and the HVAC system is fifty years old.
Based on an evaluation performed recently, the roof will need to be replaced within the
next five to seven years at an estimated cost of $549,000. In addition, many of the windows
will need to be replaced. The Town Administrator has commented that the condition of the
building should be further evaluated, given that the areas of the building in “good”
condition are 25 years old, while the remaining sections are much older and in dramatically
worse condition.
The site contains 100 parking spaces and a 10,000 square foot playground. Wetlands
comprise a portion of the rear of the property. Currently, the property is zoned for
residential use and is served by town water and sewer.
The Peter Fitzpatrick Feasibility Committee (PFFC) was appointed by the Select Board in
July 2018 to research reuse options for the property. Options that were investigated
included full or partial demolition, sale of the property, mothballing the building,
subdividing the property, and other uses. The Committee provided the following
recommendations to the Select Board:









Allow for the repurposing of the property to a mixed use center so that the building
may be immediately reused to avoid the cost of continually maintaining the
building;
Authorize and instruct the Town Administrator to enter into an agreement with a
non-profit entity to manage the property on behalf of the town as public/private
partnership for an initial term of ten years;
The Town should require at least one board position with the operating entity;
Create a zoning overlay for restricted light commercial uses (i.e., coffee shop,
farmer’s market, shared office space, small business office space, art/music studio)
within the next 1-3 years;
Take appropriate steps to ensure all revenue generated by the property is invested
back into the property;
311 | P a g e






Conduct further research into grant opportunities such as those provided by the
Historical Commission for preservation and grants related to the Community Arts
and Recreation, such as the Massachusetts Cultural Council and Community
Preservation Act;
Require all uses, such as those by municipal and/or community organizations, to
contribute financially; and
Ensure expediency in the execution of the above recommendations in order to
minimize future expenses to the town.

A Request for Proposals (RFP) was issued in September 2019 to establish a partnership
with a private entity for the management and operation of the Peter Fitzpatrick property in
a fashion that benefits the community. The Town will retain ownership of the building and
envisions a governance structure that may include a representative from the Select Board
and Recreation Commission, the Town Administrator, Town Accountant, and one or more
interested residents, as well as the selected manager.

Peter Fitzpatrick School

THE ALBERT HARRIS CENTER
The Albert Harris Center building was constructed in 2002. The 3,939 square foot
structure is one of newest buildings in the community and is in overall good condition; the
air conditioning system, however, needs to be upgraded. Americans with Disabilities Act
(ADA)-compliant sinks have been recently installed. The Council on Aging is having the
building evaluated by a contractor to determine if any maintenance issues need to be
addressed in the near future.
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The Local Emergency Planning Committee (LEPC) has identified a need for installing
showers at the Albert Harris Center so that the building can be used as an overnight
Emergency Management Shelter and as a primary shelter, with the Varnum Brook School
serving as an overflow shelter. This would prevent conflicts from occurring if a shelter
were needed while school is in session.

COMMUNITY CENTER
The Sis McGrath Community Center is located at 4 Hollis Street and is managed by the
Recreation Commission. The Center is used for community events and meetings, and it
may be rented for private functions and events. The Recreation Commission has
implemented some lighting and energy efficiency improvements, and is planning
improvements to the outdoor restrooms and storage shed.

OTHER PUBLIC FACILITIES
The Town of Pepperell owns additional facilities that serve the public. These facilities
include many open space and recreation areas, which are described in more detail in the
Open Space and Recreation chapter of the Master Plan. The Town also owns public
cemeteries, which are discussed in the Cultural and Natural Resources chapter. In addition,
the Town owns the Lock-up Building located in Railroad Square. A former town jail, the
building was erected circa 1888 and now houses the Boy Scouts.

Pepperell Lock-up Building

COMMUNITY SERVICES
While buildings and facilities provide physical space for delivering local governmental
services, actual service delivery depends on town staff and volunteers. Such people include
town employees, firefighters, police officers and election workers. In addition, many
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committees, boards and commissions rely on a dedicated group of elected and volunteer
residents.
Small communities like Pepperell, often find it challenging to attract talented personnel in
the areas of administration and finance, emergency response, code inspection and
enforcement, and planning and development. Small towns also have limitations in the
areas of information technology and capital equipment and facilities, which have become
increasingly important in the day-to-day operations of a municipality. The lack of sufficient
human capital also makes it difficult for a small municipality to leverage financial
assistance through state and federal grant and incentive programs to address
infrastructure improvements, public works projects, housing rehabilitation, public health
needs, social services, and economic development.

ADMINISTRATION AND FINANCE
The Town Administrator oversees and coordinates Pepperell’s day-to-day operations with
the assistance of the Town Accountant, Tax Collector/Treasurer, and Assessor. Their work
is supported and guided by several elected and appointed boards, including the Select
Board, the Finance Committee, and the Board of Assessors. Each of these entities has a
specialized and statutory role in financial and administrative policy.
The Town Accountant is appointed by the Select Board. It is the legal obligation of the
Town Accountant to oversee all the financial activity of the Town, maintain all financial
records, and review all bills, including payrolls, to ensure that they are within the budget
and are not fraudulent or unlawful. The Town Accountant retains custody of all municipal
contracts and prepares the financial reports for the municipality. Primarily working
directly with other town departments, the accounting office has limited contact with the
public. The Town Accountant also serves as an advisor to the Finance Committee.
In Pepperell, the duties of the treasurer and tax collector are combined into one office:
Treasurer/Tax Collector. The Treasurer is responsible for the receipt, posting, classifying,
depositing and investment of all money belonging to the Town. The Treasurer is also
responsible for the administration of tax title and foreclosure accounts, debt service, trust
funds, investments and bank account reconciliation. Using guidelines established by the
Department of Revenue, the Tax Collector is responsible for the collection of all taxes, liens
and fees associated with real and personal property, as well as other funds owed to the
town, such as fees for permits, licenses, utilities, and services.
The Finance Committee consists of five members appointed by the Select Board for a threeyear term. The Finance Committee reviews and analyzes the overall budget, and forecasts
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the Town’s financial position for the future fiscal year based on prior trends. The
Committee also identifies and recommends funding sources for proposed capital items, and
reviews and makes recommendations on warrant articles. All Town Meeting articles that
call for the expenditure of funds must be referred to the Finance Committee for its
consideration. Each year the Finance Committee must review previous year expenditures
and estimate budgetary requirements for the upcoming year and provide appropriation
recommendations to Town Meeting.
The Board of Assessors is responsible for the valuation of real and personal property. The
Assessor is responsible for maintaining assessments at full and fair cash value and for
complying with the Commissioner of Revenue’s property revaluation requirements. Every
five years, the Assessors must submit property values to the Department of Revenue for
certification. Assessors must also adjust values in the years between certifications,
primarily based on changes in market conditions. Once the Assessors calculate the total
valuation of property and the amount that Town Meeting has voted to come from the
levy46, they prepare a document that shows how much of the value and the proposed levy
will come from each property class (residential, commercial, industrial, personal and open
space). This information is provided to the Selectmen who must vote on whether to apply
the same tax rate or separate tax rates to the different property classes. The Department of
Revenue must then certify the tax rate so that tax bills can be issued. The Assessors are
also responsible for updating motor vehicle excise tax bills originated by the State Registry
of Motor Vehicles. The updates are passed on to the Tax Collector so that bills can be
distributed to residents.
According to the Town Charter, the Personnel Board consists of five members appointed by
the Select Board, and is composed of a member of the Select Board, a member of the
Finance Committee, and a paid employee of the Town, who are appointed for one year. The
remaining two members are at-large members appointed to staggered two-year terms. The
Personal Board interprets and resolves policy issues related the town’s personnel bylaws.
The Board is also responsible for classifying personnel bylaw positions and makes
recommendations to the Finance Committee and Town Meeting on compensation and
salary ranges for each classification. According to the Town Administrator, it remains
unclear as to whether this committee was disbanded through the 2014 Charter. The
current Charter Review Committee is considering a recommendation to clear up the
discrepancy where the Charter documents the Personnel Board and gives all personnel
authority to the Town Administrator. The Personnel Board has not met in at least two
years.

46

The levy is the overall amount of revenue a town raises through the property tax.
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Under state law, the Pepperell Town Clerk, the official keeper of records, maintains the
roster of registered voters, the jury list, and the annual census. The Town Clerk also
records Town Meeting and election votes, organizes and oversees the election process,
issues a variety of licenses and certificates, maintains and catalogs records of all town
property, serves as the repository of meeting and public hearing minutes of boards and
committees, and maintains the official records of decision by the Planning Board, Zoning
Board of Appeals, and others. The Town Clerk also provides Justice of the Peace and
Notary Public services. In Pepperell the Town Clerk is appointed by the Town
Administrator.

PUBLIC COMMUNICATIONS
In the public visioning session conducted in April 2018, the top two weaknesses identified
by citizens were a lack of responsiveness and transparency from local town government
and a need for a better website and communications.
The written Master Plan Survey revealed that 69% of the respondents rated the town
website as good-excellent, and 71% rated town hall services as good-excellent. While these
are not necessarily bad ratings, there is room for improvement. Frequently heard
complaints are that the town website is not user-friendly or robust enough.
All town board and committee meetings are open to the public and agendas are available
on the Town website two days in advance. The Town website provides a subscription
option for citizens to receive email notices on specific board or committee meetings, but
not many people are aware of this option. Many Town Committee and Board meetings are
recorded and archived by Pepperell Media and available for citizens to watch at their
convenience on the Pepperell Channel. The Town Administrator provides a bi-monthly
report for the Select Board on activities of interest, and has been interviewed informally
several times by local Facebook reporters to discuss current town events and issues.
For other local news sources, citizens rely on Facebook Groups, which are not always
factual, and the Nashoba Village Voice publication, which only publishes one or two
Pepperell stories a month.
There is no central, reliable place for citizens to stay informed on local current events.
Some town service organizations, such as the Albert Harris Center, issue email blasts to
subscribers, as well as a monthly newsletter. The Library offers similar services and
maintains a Facebook page. While the Town and the Police do have Facebook pages, they
are not frequently-used.
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All of these information sources are helpful, but there is still an apparent lack of satisfaction
with citizens. As stated earlier, small towns are limited in providing improvements to
services due to financial and human capital constraints and conflicting priorities. With so
many pressing financial needs, the Town may want to explore different venues for
improving communications and providing information on local events and issues.

PUBLIC SAFETY
FIRE DEPARTMENT
The Pepperell Fire Department is a combination department with five full-time personnel
and approximately 25 volunteers and paid-on-call firefighters. Twenty of these personnel
are also emergency medical technicians. From 6 AM until 6 PM there is one
firefighter/paramedic on duty as well as the chief. The Pepperell Department focuses on
fire suppression, fire prevention, public education and emergency medical services
Given that the greatest number of calls for service are for emergency medical incidents,
most municipal fire departments have shifted from being fire service agencies that provide
EMS to EMS agencies that provide fire protection services. In addition to responding to fire
and emergency medical calls, the fire department is also tasked with responding to other
emergencies, such as a motor vehicle crash, building collapse, water and ice rescue, mass
casualty incident, weather related emergency, or natural disasters. In 2018, the Pepperell
Fire Department responded to 1,269 calls for service, 896 of which were for a medical
emergency. In addition, 1,204 permits and inspections were issued or performed by the
department. The Pepperell Fire Prevention program provides educational programs for
children in pre-K to 8th grade. In 2018, 1,378 students were educated, and 184 residents
were trained in CPR.
The Pepperell Fire Department participates in an active mutual aid response system for
fire, hazardous materials, and EMS operations. The Department is a member of
Massachusetts Mutual Aid Fire District 6, as well as Border Area Mutual Aid (BAMA), a
group of 30 Massachusetts and New Hampshire Fire Departments. Fire District 6
coordinates the mutual aid response of Massachusetts fire departments in the Greater
Lowell area. The following services are available through these organizations:





Centralized communications control center for mutual aid activities;
Operation of multi-channel radio system for dispatch and coordination of
firefighting apparatus and emergency medical units;
Mobile command and communications vehicle for complex operations;
Ten alarm running card system for coordination and deployment of apparatus,
personnel and other resources;
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Regional hazardous materials response team (funded by the Massachusetts
Department of Fire Services);
Mobile air supply unit for refilling self-contained breathing apparatus at incidents;
Evacuation and rehabilitation buses;
Fire safety house trailer for fire prevention and training purposes; and
Critical incident debriefing team.

POLICE DEPARTMENT
The mission of the Pepperell Police Department is to: “Provide the highest level of
protection and service to the citizens, business people, and visitors of Pepperell. Members
of the Pepperell Police Department shall provide safety and security for the community by
enforcing the bylaws of the Town of Pepperell, the laws of the Commonwealth of
Massachusetts, and the Constitution of the United States of America. Members of the
Pepperell Police Department shall be dedicated to provide the highest quality of public
service with honesty, respect, and fairness.” The Police Department goals are to do the
following:






“identify criminal activity, pursue and apprehend criminal offenders and proceed in
the prosecution of known offenders,
maintain a proactive patrol and investigation force and thus reduce the opportunity
to commit crime;
facilitate the safe movement of people and vehicles through analysis and
commitment of selective traffic enforcement resources;
perpetuate a sound managerial environment that focuses upon department goals
and provides for career development; and
instill public confidence in the agency by maintaining a high degree of
professionalism, dedication and expertise in police service.”

When fully staffed, the Police Department consists of 18 full-time sworn law enforcement
personnel, an administrative assistant and a civilian clerk. As shown in Table 8.3, the Police
Department conducted 1,780 activities in 2018.
Table 8.3: 2018 Police Activities
Call Type
Burglaries
Larcenies (includes fraud and identity theft)
Disturbance calls (general)
Disturbance calls (domestic violence)
Assaults (simple)
Assaults (aggravated)
Motor vehicle accidents investigated
Arrests/Protective custodies
Motor vehicle citations issued

Number of Calls
4
82
102
95
20
9
230
165
651
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Table 8.3 (cont’d): 2018 Police Activities
Call Type
Impaired driving cases
Burglar/Robbery alarm responses
Animal complaints
Other
Total

Number of Calls
17
276
129
7,921
9,701

The Pepperell Police Department is a member of the North Eastern Massachusetts Law
Enforcement Council (NEMLEC), a non-profit corporation and law enforcement council
composed of a consortium of 60+ police and sheriff departments in Middlesex and Essex
Counties. Member agencies operate pursuant to an interagency mutual aid and assistance
agreement. NEMLEC is a professional organization focused on member needs and
priorities, and governed by an elected Board. Member police chiefs actively participate in
its operation by serving in leadership roles on operational units and committees. NEMLEC
manages all aspects of the organization through member meetings, open processes and a
comprehensive intranet system.
NEMLEC units are composed of highly trained and skilled officers from member agencies
under the command of a police chief. They are a primary source of assistance and support
and are available to member police chiefs who activate them in accordance with written
protocol. The available units include the following:







Motorcycle Unit (MCU);
Incident Management Assistance Team (IMAT);
Regional Communications (RC);
Regional Response Team (RRT);
School Threat Assessment/Response System (STARS); and
Special Weapons and Tactics (SWAT).

COMMUNICATIONS CENTER
In Pepperell, the emergency communications center is operated as a separate department,
rather than being tied to the police or fire departments. The Communications Department
is responsible for the following tasks:




Emergency and routine dispatching of Pepperell police, fire, ambulance, highway,
water and sewer departments;
Answering 911 calls and business calls for the above entities;
Performing medical dispatch services;
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Operation of the National Crime Information Center (NCIC)/Law Enforcement
Alerting Portal (LEAPS) computer to retrieve driver and criminal history through a
national database;
Chronologically documenting all incidents and calls;
Coordinating civil defense personnel during times of emergency or disaster; and
Using the Code Red notification system to alert the public.

The Communications Center is staffed with four full-time and two part-time dispatchers.
Both the Director and Assistant Director are responsible for filling a shift in addition to
their other duties. During the week, seven of the 21 shifts are staffed with two personnel,
while on dispatcher is on duty during the remaining shifts. Groton serves as the alternate
Public Safety Answering Point (PSAP) and as the back-up for Pepperell.
In 2018, the Communications Center handled 1,780 police events, 1,769 fire calls, 768
ambulance calls, and 48 Department of Public Works (DPW) calls. Currently, the town is
studying the possibility of regionalizing 911 dispatch services in partnership with the
towns of Ashby and Townsend.

ANIMAL CONTROL
The primary function of the Animal Control officer is to enforce local by-laws and the
Massachusetts General Laws as they relate to animal issues. In Pepperell, the Animal
Control officer performs the following functions under the direction of the Board of Health:








Maintains a record of complaints and investigates complaints;
Educates the public relative to animal control regulations;
Picks up, transports and holds lost, injured or dangerous animals;
Seeks to return animals to their rightful owners;
Responds to emergency calls;
Destroys rabid animals;
Removes dead animals from public ways with the assistance of the Highway
Department;
 Investigates animal cruelty and neglect allegations;
 Investigates dog and cat bites; and
 Serves criminal or civil notices relative to the enforcement of animal control laws
and bylaws.
State law requires that all animal control officers receive formal training. Training enables
the officers to be more effective at protecting themselves, the animals, and the public.
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Pepperell also has an Animal Inspector whose primary duty involves rabies control in the
domestic animal population. The Animal Inspector works under the supervision of the
Select Board and is also responsible for barn inspections. The inspector may also be called
upon to assist with domestic animal quarantines in the event of a disease outbreak.

EMERGENCY MANAGEMENT
The Massachusetts Civil Defense Act requires all municipalities to appoint an Emergency
Management Director (EMD) and establish an Emergency Management program. The
program is designed to ensure that effective emergency services are in place during largescale emergencies or disasters as outlined within the Town’s Comprehensive Emergency
Management Plan (CEMP). The CEMP is developed by the Local Emergency Planning
Committee (LEPC), which is chaired by the EMD, and approved by the Town Administrator
and Select Board. The EMD is responsible for maintaining the CEMP and for activating and
managing the Emergency Operations Center. The LEPC meets quarterly to discuss public
safety issues. There are also twenty-seven volunteers that support emergency services.
On a day to day basis, the EMD works with the heads of Police, Fire, Emergency Medical
Services, Communications, Board of Health, DPW and Council on Aging to coordinate major
emergency event planning for the Town. This effort includes public awareness and
education, community outreach, resource management, manpower deployment, mutual aid
agreements and coordination with the Massachusetts Emergency Management Agency
(MEMA), the American Red Cross and other statewide resources. MEMA coordinates state
level emergency operations and can assist the Town in the event of a disaster. MEMA also
serves as a conduit for resources from other jurisdictions and the Federal Emergency
Management Agency (FEMA).
Pepperell’s Emergency Management director also oversees four other programs:





Emergency Shelter Operations;
The Auxiliary Police;
The Community Emergency Response Team (CERT); and
The Radio Amateur Civil Emergency Services (RACES)

INSPECTION DEPARTMENT
People often view inspection officials as development permitting personnel, but inspection
services are primarily a public safety function. Inspection Department responsibilities
include the enforcement of State and local laws, by-laws, and regulations. The Department
issues permits for all types of construction, including all public and private buildings. It also
issues permits for additions and alterations of buildings, installation of pools, sheds, and
garages, and other improvements to properties. The Building Inspector is required to
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perform periodic inspections for businesses and buildings that must obtain a Certificate of
Inspection. The Plumbing and Wiring Inspectors also work out of this department.
During 2018, the Inspection Department processed 418 building permits, including 15
building permits for new single-family homes. The Department also issued 158 plumbing
permits, 197 gas permits and 293 electrical permits.

PUBLIC WORKS AND UTILITIES
Pepperell has limited infrastructure, utilities and services. Map 8.1 shows the extent of
water and sewer infrastructure, which services the most densely developed areas of town.
The DPW consists of the Highway Division, Sewer Division, Water Division, and Transfer
Station.
The Highway Division maintains and repairs the town’s roadways, street signs, sidewalks
and subsurface drainage systems to provide for safe vehicle and pedestrian travel. It
removes snow, salts and sands, re-seeds grass in the roadway rights-of-way, and trims and
removes trees. In addition, it also maintains DPW vehicles and equipment in-house.
The Sewer Division is responsible for operating and maintaining the wastewater treatment
facility that serves the towns of Pepperell and Groton. Negotiations for the renewal of the
Inter-municipal Agreement with Groton based on a flow-based cost apportionment are
ongoing.
The Water Division operates and maintains the public drinking water system for Pepperell
in accordance with the Federal Safe Water Drinking Act and Massachusetts Department of
Environmental Protection (MassDEP) regulations.

SEWER INFRASTRUCTURE
The Sewer Division operate a Grade 6 wastewater treatment facility serving Pepperell and
Groton. The Pepperell Wastewater Treatment Plant (WWTP) is an extended aeration type
of facility that includes physical, chemical and biological treatment processes.
Approximately 1.1 million gallons per day of sewerage may be treated at the plant and
discharged as effluent to the Nashua River. The collection system transports the
wastewater from individual homes and buildings to the treatment plant. The system
consists of 11,600 linear feet of sewer interceptor, 13,900 linear feet of lateral sewer, 800
manholes, three siphons (Shawnee Rd., Lowell St. and Broadmeadow) and two river
crossings. Wastewater flows by gravity to the treatment plant via a 24-inch line.
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The Sewer Division employs six licensed operators who regularly inspect the plant and
eight pumping stations. Seasonal inspections and monitoring of the collection system and
its infrastructure is an ongoing process. Inspections are performed utilizing the National
Association of Sewer Service Companies (NASSCO) Pipeline Assessment and Certification
Program (PACP) guidelines.
The wastewater treatment facility operates under a National Pollution Discharge
Elimination System (NPDES) permit issued by the U.S. Environmental Protection Agency
(EPA). The MassDEP and the EPA require over 420 analytical reports annually to ensure
that the facility meets the current effluent discharge requirements. Thousands of readings
and laboratory tests are performed each year to maintain compliance with clean water
standards. The facility has achieved a 98.8% compliance rate under its current NPDES
permit, with ten minor exceedances during 2018.
A $3.5 million upgrade to the wastewater treatment facility which includes the addition of
offices, process buildings, an aeration system, SCADA upgrades47 and chemical addition for
final effluent treatment, is nearly complete. The bulk of the work (all but the offices) is to
ensure compliance with the Town’s latest National Pollution Discharge Elimination System
(NPDES) permit. There is no change to the facility’s capacity or overall treatment scheme.
The Town also has completed an Inflow and Infiltration (I/I) study as required by DEP.
Infiltration occurs when groundwater enters the sanitary sewer system through manholes
or faulty pipes which might have cracks or leaks that let the water in as a result of age,
design, installation, maintenance issues or even tree root intrusion. Minor repairs will be
performed on the Town’s collection system as recommended in the I/I report.
A $3.5 million upgrade to the wastewater treatment facility which includes the addition of
offices, process buildings, an aeration system, SCADA upgrades48 and chemical addition for
Supervisory control and data acquisition (SCADA) is a system of software and hardware elements that
allows industrial organizations to:Control industrial processes locally or at remote locations;
47

 Monitor, gather, and process real-time data;
 Directly interact with devices such as sensors, valves, pumps, motors, and more using software; and
 Record events into a log file.
48 Supervisory control and data acquisition (SCADA) is a system of software and hardware elements that
allows industrial organizations to:
 Control industrial processes locally or at remote locations;
 Monitor, gather, and process real-time data;
 Directly interact with devices such as sensors, valves, pumps, motors, and more using software; and
 Record events into a log file.
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Map 8.1: Water and Sewer Infrastructure
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final effluent treatment, is nearly complete. The bulk of the work (all but the offices) is to
ensure compliance with the Town’s latest National Pollution Discharge Elimination System
(NPDES) permit. There is no change to the facility’s capacity or overall treatment scheme.
The Town also has completed an Inflow and Infiltration (I/I) study as required by DEP.
Infiltration occurs when groundwater enters the sanitary sewer system through manholes
or faulty pipes which might have cracks or leaks that let the water in as a result of age, design,
installation, maintenance issues or even tree root intrusion. Minor repairs will be performed
on the Town’s collection system as recommended in the I/I report.

WATER INFRASTRUCTURE
The public water system has 3,200 connections and delivers 250 million gallons annually.
The water system in Pepperell is classified as a Treatment Grade 1 (1T) and Distribution
Grade (2D) and water operators are required to possess professional licenses to operate
the system. Drinking water supply is supplied by five gravel-packed wells which have an
average depth of sixty feet. The wells are located at the end of Bemis Road, off Jersey Street
and on Emerson Road, and the town is permitted by MassDEP to pump no more than 1.3
million gallons per day. Pepperell’s water system has a storage capacity of 3 million
gallons. Two booster pump stations send water from the Heald and Mason Street storage
tanks to the Townsend Street storage tank, where pressure is maintained to supply water
to the town’s higher elevations and for fire protection.
In 2018, 400 water samples were tested for 60 contaminants to ensure that drinking water
safety standards are met. The water pumped from the Bemis Road well is treated with
potassium hydroxide to raise pH and make the water less corrosive to plumbing, resulting
in lower copper and lead residuals. Polyphosphate is added to sequester iron and
manganese and assist in the control of lead and copper. Bemis Road finished water is
treated with sodium hypochlorite as a disinfectant. The water pumped from the Emerson
Road well is directed through an aeration tower to reduce carbon dioxide levels, which can
cause corrosion, then potassium hydroxide is added to further adjust pH. Sodium
hypochlorite is then introduced to disinfect the final product.
Improvements to the drinking water system are implemented on a regular basis, including
the following measures that were undertaken in 2018:



Continuation of a valve exercise program; and
Initiation of a design for a new Greensands Filtration facility at the Bemis Road well
site to filter out iron and manganese. It is expected this system will be online in 2021.
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The Water Department has also investigated operational and maintenance alternatives for
the Townsend Street storage tank directed at further improving overall water quality.
The MassDEP Source Water Assessment and Protection Report for Pepperell recommends
that the Town do the following:





Continue to inspect protection Zone I regularly and, when feasible, remove any nonwater supply activities;
Educate residents on how they can help protect drinking water sources;
Work with emergency response teams to ensure that they are aware of stormwater
drainage in protection Zone II and cooperate in responding to spills or accidents; and
Work with horse owners in the protection zones to encourage the use of a National
Resources Conservation Service (NRCS) farm plan to protect water supplies.

The Water Division imposes a mandatory odd/even outdoor water ban each year from May
1 to October 31.

STORMWATER INFRASTRUCTURE
Although most residents are unaware of the Town’s stormwater system, the catch basins,
outfalls, swales and pipes that handle falling rain and melting snow are part of the Town’s
overall infrastructure. Pepperell’s stormwater system includes miles of pipes, and
numerous culverts, catch basins, detention ponds, and outfalls, as well as 82 miles of public
streets, as shown on Map 8.2.
Like most communities in eastern and central Massachusetts, Pepperell is now subject to
the requirements of United States Environmental Protection Agency’s (USEPA’s) 2016
National Pollutant Discharge Elimination System (NPDES) Small Municipal Separate Storm
Sewer System (MS4) Permit for Massachusetts, also known as the 2016 Massachusetts
Small MS4 General Permit. Regulation under the MS4 Permit is required when the
residential population in an area (including adjacent densely settled surrounding
communities) exceeds 50,000 and is designated as an urbanized area, and if the urbanized
area within a municipality has an overall population density that exceeds 1,000 people per
square mile.
Under the MS4 permit, municipalities must develop, implement and enforce a stormwater
management program that controls pollutants to the maximum extent practicable, protects
water quality, and satisfies appropriate requirements of the federal Clean Water Act. The
MS4 permit requires implementation of six minimum control measures, as described
below:
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1. Pollution Prevention/Good Housekeeping for Municipal Operations - This measure
addresses runoff from municipal operations such as DPW yards, salt storage areas,
vehicle maintenance yards, road construction, and includes what practices towns
should undertake to operate the stormwater system effectively. Towns must
accomplish the following:



Develop an operations and maintenance plan for their stormwater
system; and
Train employees on how to incorporate pollution prevention and
good housekeeping practices into their activities (e.g., vehicle and
building maintenance, salt piles, and catch basin cleaning).

2. Have an Illicit Discharge Detection and Elimination (IDDE) Program - Illicit
discharges are non-stormwater discharges to the storm drain system. Because illicit
discharges typically contain bacteria and other pollutants, the MS4 Permit requires
towns to develop and implement an IDDE program that includes:




A legally enforceable mechanism prohibiting illicit discharges;
A storm sewer map identifying the location of all storm drain outfalls;
and
A plan to detect and eliminate illicit discharges.

3. Construction Site Runoff Control - The federal Construction General Permit already
requires owner/operators to file a Notice of Intent for construction activity
disturbing more than one acre of land. Towns may wish to adopt stricter local
rules. Minimum requirements include adoption of:



Legally enforceable mechanism to control erosion during
construction; and
Municipal site plan review of construction projects.

4. Post Construction Runoff Control - This measure requires ongoing stormwater
management after construction is completed. Requirements include:



Adopt a legally enforceable mechanism to control stormwater after
construction; and
Establish procedures for long-term operation and maintenance of best
management practices (BMPs).
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5. Public Education and Outreach - Towns are encouraged to form partnerships to
distribute educational materials to diverse local audiences within the community as
part of a formal public education program. Specific target audiences are outlined
within the MS4 permit.
6. Public Participation and Involvement - EPA suggests that communities give the
public the opportunity to play an active role in developing and implementing the
MS4 program. Towns must comply with applicable public notice requirements and
determine the program's implementation goals and strategies.
Compliance with the permit is expected to increase the Town’s stormwater costs
substantially. Non-compliance is not an option, as it brings the potential for federal
regulatory action and fines. The most expensive items include investment in capital
equipment, such street sweepers and a vacuum truck and associated staffing; additional
stormwater sampling and testing; a robust catch basin cleaning program; additional street
sweeping; and stringent monitoring for illegal discharging. Town Meeting has established
an enterprise account for stormwater and has begun to collect revenues for the program.
The Town is a member of the Northern Middlesex Stormwater Collaborative, which works
to assist communities with compliance activities, such as public education, municipal staff
training, mapping activities, and procurement.
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Map 8.2: Pepperell Stormwater Infrastructure
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ENERGY SERVICES AND INITIATIVES
Pepperell is a designated Green Community. The state-funded Green Community
Designation and Grant Program provides a road map, along with financial and technical
support, to municipalities that pledge to cut municipal energy use by 20 percent over 5
years, and that meet four other criteria established in the Green Communities Act:





Allow for the as-of-right siting of renewable or alternative energy generating
facilities, research and development facilities, or manufacturing facilities;
Adopt an expedited application and permitting process of less than one year, for
renewable energy facilities interested in locating in a designated renewable zone;
Purchase fuel-efficient vehicles for municipal use, whenever such vehicles are
commercially available and practicable; and
Minimize the life-cycle cost of all newly constructed homes and buildings by
adopting Massachusetts’ Board of Building Regulations and Standards (BBRS)
Stretch Code (780 CMR 115.AA).

Pepperell met the first criteria by allowing as-of-right siting of renewable energy Research
& Development (R&D) and manufacturing facilities.
The benefits that Pepperell receives through its Green Community designation include the
following:







Reduced municipal energy costs and strengthening of the local economy;
Access to grants for clean affordable and resilient energy projects;
Reduced greenhouse gas emissions;
Promotion of energy-efficient building construction that drives the market for
better built and lower cost homes;
Fostering renewable energy and clean energy technologies; and
Becoming a clean energy leader and a better place to live, and work.

Pepperell has received $622,014 in Green Community grants since 2018. The funds were
used to weatherize several town-owned buildings, install exterior and interior lighting
improvements, and implement energy conservation measures at several facilities, as shown
in Table 8.4.
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Table 8.4: Green Community Grant Awards for Pepperell
Year
Grant Amount
Purpose
2015
$152,910
To fund administrative costs, and the following energy conservation
measures: building envelope improvements at one regional school and five
facilities; lighting upgrades at three facilities; and installation of an energy
management system, demand control ventilation and front end upgrades at
Nissitissit Middle School, two new gas boilers and energy efficiency
improvements at the library.
2017
$247,199
To fund energy conservation measures in municipal facilities including
Lawrence Library, Nissitissit Middle School, Public Safety Complex,
Community Center, and Highway Dept. The energy conservation measures
funded by this grant include: interior and exterior LED lighting retrofits,
furnace and AC upgrades with oil to natural gas fuel conversion,
weatherization, and grant management assistance
2018
$222,005
To fund energy conservation measures, interior and exterior lighting and
weatherization in municipal facilities including Town Hall, the Albert Harris
Center, Water Dept., Waste Water Dept. and Lab, Highway, Cemetery Building,
and Varnum Brook Elementary School
Source: https://www.mass.gov/doc/map-of-240-gcs-and-grant-summaries/download

These efforts resulted in a 10.7 percent reduction in energy use within the Town’s
buildings between FY 2015 and FY 2019, and a 5.1 percent reduction in energy use overall.
These figures are from Mass Energy Insight and are adjusted for changes in the weather to
give a true picture of the town’s energy savings. The buildings include all municipal
buildings plus the two schools in Pepperell: Varnum Brook Elementary and Nissitissit
Middle School.
Pepperell paid $458,467 for its energy in FY 2018 and nearly $20,000 less in FY 2019.
Electricity was 61% of that cost in FY 2019, while gasoline and diesel for the municipal
fleet was 26%, and natural gas and propane were 13% of the cost. Fuel usage generated
36% of the town’s greenhouse gases.
A recent comparison of National Grid, Unitil, and Groton Muni electric rates showed that
the rates appeared to be comparable, although the actual rate structure varied among the
three utilities. Although Master Plan Committee members have expressed an interest in
establishing a municipal electric utility (muni) under MGL Chapter 164, section 43, the
reality is that the steps necessary to comply with regulations would be cost prohibitive.
The muni would need to purchase all distribution equipment from National Grid at a “fair
price” and obtain National Grid’s approval. In addition, federal tax law prohibits the Town
from purchasing these assets with tax-exempt general obligation bonds. In addition, the
Massachusetts Department of Energy Resources (DOER) has stated that purchase, sale,
consolidation or merger of a utility or its properties requires two-thirds approval of its
shareholders. As a result of these and other obstacles, no new munis have been formed in
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Massachusetts since 1926, with the exception of Devens, MA which established a muni
through unique legislation tied to the military base closure.
While the electric distribution grid is owned and managed by National Grid, the Town of
Pepperell could launch a community electricity aggregation (CEA) program designed to
provide residents and businesses with competitive choice, long-term price stability, and
reduced electricity rates. Also known as municipal electricity aggregation, the program
relies on bulk-purchasing methods that generate economies of scale, resulting in reduced
electricity supply costs for participating National Grid account holders.
In order to move forward with electricity aggregation, Pepperell would need to complete
the following steps:
1. Vote to initiate the municipal aggregation program;
2. Prepare a municipal aggregation plan in consultation with the Department of
Energy Resources, in partnership with a consultant;
3. Allow an opportunity for citizen review of the municipal aggregation plan; and
4. Submit a municipal aggregation plan to the Massachusetts Department of Public
Utilities (DPU) for review and approval.
Participation in the aggregation program is voluntary and customers have an opportunity
to opt out of the program. Customers who do not opt out are automatically enrolled but
may opt out later at any time. National Grid would continue to provide electric
transmission and distribution services. The town can specify the percentage of electricity
to be purchased from renewable sources through the aggregation procurement process.
There are a number of consultants who could assist with the aggregation process at no cost
to the Town.
The Town of Pepperell has multiple contracts in place to reduce energy costs. Electric
supply is procured through contracts with Constellation and ACORN to provide market
competitive pricing. All municipal buildings are covered under one of these contracts. Each
contract is for three years, but on a staggered schedules. Both companies offer
substantially lower supply rates than National Grid offers directly. The Town also has a
long-term contract with Vanguard to provide net-metering credits on electricity
consumption. These credits are generated by Pepperell’s use of electricity derived from an
anaerobic digestion process, a renewable energy resource.
Pepperell is exploring the possibility of acquiring its streetlights from National Grid and
converting them to high efficiency light-emitting diode (LED) lights. LEDs reduce energy
use by 50-70% as compared to the current High Pressure Sodium (HPS) lights. Routine
maintenance costs are also decreased by 50% or more. LEDs provide more even lighting
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than HPS lights resulting in fewer over-and under-lit areas. LEDs have a flat, full-cut-off
lens that reflects less light into the atmosphere than the curved lenses of HPS lights, and
most are certified by the Dark Sky Institute.
Pepperell could also explore the possibility of participating in the Solarize Massachusetts
program that seeks to increase the adoption of small-scale solar electricity systems through
a grassroots educational campaign, driven mainly by local volunteers and reduced
pricing. Each participating community competitively selects a designated solar installation
company. Homeowners and businesses who wish to participate can either purchase the
solar electricity systems directly or enter into a lease or power purchase agreement (PPA)
with the installer. Under a lease or PPA, the installer will own, operate and maintain the
system, while the home or business owner agrees to purchase the power generated by the
system at a specific rate.
The Solarize Mass Plus program pairs the Solarize Mass model with additional technology.
The program was launched in 2017 and participating communities opted for solar
photovoltaic (PV) plus solar hot water and solar (PV) plus air source heat pumps. Eligible
technologies include various clean heating and cooling technologies, energy efficiency
improvements, or electric vehicles. In addition to competitively selecting a solar
installation company, Mass Clean Energy Center will assist the community in competitively
selecting a vendor for the eligible technologies.
Massachusetts offers fixed low-interest loans to residents purchasing PV systems in order
to provide an opportunity for residents to own such systems, rather than enter into thirdparty ownership arrangements. The program is administered by the Massachusetts Clean
Energy Center, with oversight from the Massachusetts Department of Energy Resources,
and is funded by alternative compliance payments paid to conform to the state's renewable
portfolio standard. Loans are available to Massachusetts residents purchasing a solar PV
system or a share in a behind-the-meter community shared solar system. Qualified projects
must have a minimum cost of $3,000; the maximum project cost is $60,000. Incomequalified customers are eligible to have up to $10, 500 of their loan principal paid by the
Mass Solar Loan Program. Income-qualified customers may also be eligible for an interest
rate buy- down of 1.5%
MassDevelopment provides energy improvement funding for commercial and industrial
projects through the Property Assessed Clean Energy (PACE) program. Multi-family
buildings with five or more units are also eligible to participate in the program. The funds
can be used to finance energy efficiency projects, renewables, and gas line extensions on
commercial and industrial properties. To finance such improvements, a property owner
agrees to a betterment assessment on their property, which repays the financing. This
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approach enables owners to undertake more comprehensive energy upgrades with longer
payback periods of up to 20 years. At property sale, the lien stays with the property and is
transferred to subsequent property owners. Individual municipalities may opt into PACE
by a majority vote of the Select Board.
Natural gas service for Pepperell residents and businesses is provided by National Grid. In
2014, the Tennessee Gas Pipeline Company (TGP) proposed building a new 296-mile long
gas pipeline called the Northeast Energy Direct Pipeline Project (NED). TGP is owned by
Kinder Morgan, the third largest energy company in North America. The pipeline proposal
included two discrete segments: (1) a 117-mile from Susquehanna County, PA through
Broome, Delaware, and Schoharie Counties to Wright, NY; and (2) a 179-mile segment from
Wright, NY east to Dracut. The pipeline would have been 30 or 36 inches in diameter, and
required large compressor stations to pressurize the gas being transported. In Dracut, the
pipeline would have connected with the Maritimes and Northeast Pipeline so that gas could
be exported to Canada and shipped overseas by way of LNG export facilities in Nova Scotia.
The project cost was estimated at $3.3 billion, and the project was met with significant
opposition by residents in Pepperell and in other communities along the proposed route.
On April 23, 2016, Kinder Morgan notified FERC that it was suspending work on the
project, citing inadequate commitments from prospective customers.

TELECOMMUNICATIONS
Telephone service for Pepperell residents and businesses is available through Charter
Communications and Verizon, while cable television and internet access is provided
through Charter Communications. During the Master Plan process, it became apparent that
residents wish to have additional options regarding cable television and internet service
providers.
Cable service providers are not selected or voted on by the Town. Whether a provider
chooses to offer service to Pepperell is largely a business decision. The Federal
Communications Commission (FCC) requires cable companies to operate under franchise
agreements issued by the municipality. The agreements are not restricted to a certain
provider and any provider is free to offer service to the town and its residents. Cable was
first installed in Pepperell by Continental Cablevision, which was later acquired by Charter
Communications. The Town has attempted to attract other cable providers over the past
decade with no success due to the small number of accounts.
Pepperell has a Cable Advisory Committee that works to inform and educate the public
about cable television services, assesses the needs of the community, and oversee the cable
company’s response to consumer complaints.
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Pepperell Community Media, Inc. produces public access programming and cablecasting for
cable customers over three channels: 191, 192, and 194. Programming includes
educational and government programs for the Town and the North Middlesex Regional
High School. Pepperell Community Media has an extensive video library available on Video
On Demand. Community events, municipal meetings, and all types of local video content
are available to view online with new videos added regularly.
Wireless phone coverage appears to be an issue for many Pepperell residents and
businesses. According to the website www.wirelessoracle.com, 92% of T-Mobile
customers and 76% of both Verizon and Sprint customers have coverage within Pepperell.
The strength of the signal usually is a matter of distance to the nearest cell phone tower.
Another factor that affects cellular signal is obstructions. A lot of trees, hills, valleys and
buildings between a location and the cell phone towers can result in dropped calls and
spotty downloads.
A well-designed booster installation can minimize the effect of natural and man-made
obstacles. This can be accomplished with a site survey (to fully assess the local situation
and potential installation issues) as well as a “Path Profile Analysis.” A Path Profile Analysis
is a highly specialized and well-defined process for calculating signal loss along a proposed
signal path, between the cell tower and the problem location, followed by designing a
solution that will minimize the effect of the obstacle(s). Pepperell also could explore use of
a mesh network. Mesh networks, or distributed antenna systems, utilize smaller devices
installed on utility poles and streetlights. The devices communicate wirelessly with each
other to provide a stronger cellular signal to nearby users.

SOLID WASTE AND RECYCLING
The Town of Pepperell Transfer Station operates as an enterprise fund and is not
supported with tax revenues. Residents must purchase both a sticker (to access the
transfer station) and tags for the bags of trash brought to the station. There are separate
fees for disposing or recycling bulk items, electronics, lawn mowers, mattresses, and
appliances. In 2018, Pepperell residents generated 872 tons of solid waste and 200 tons of
recyclables. The Town contracted with a new solid waste contractor in 2018, resulting in a
5% cost increase which is expected to continue over the next five years. Revenues from
recyclables have continued to decline as a result of a slumping post-use market. In
addition, China’s National Sword policy and the policies of other international purchasers
of recyclables limit the types and amount of recyclable materials that can be exported from
the U.S.
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In October 2019, the Town received a $3,500 Recycling Dividends Grant from DEP through
the Sustainable Materials Recovery Program created under the Green Communities Act.
These funds are provided to municipalities that have programs and policies proven to
maximize reuse, recycling and waste reduction. The Town also banned single-use plastic
bags to help reduce the volume of solid waste and to improve the quality of its recyclables,
as plastic bags often jam recycling plant equipment.
The Town participates in the Devens Regional Household Hazardous Product Collection
Center. Residents must pay a fee for this service based on the volume of hazardous waste
collected. Typical items disposed of through this service include oil-based paints,
fertilizers, insecticides, fuels, and pool chemicals. The Center is open from March through
December.
The Town should pursue opportunities to reduce its impact on the waste stream by
reducing household waste, increasing composting of organic matter, and increasing
recycling and re-use of waste materials. The Town should help create markets for recycled
products by focusing attention on its 2019 ‘Buy Recycle’ designation and should seek out
ways to use recycled products in construction and development projects.

PLANNING AND DEVELOPMENT
The Planning Board, Zoning Board of Appeals, Conservation Commission, Board of Health
and Historical Commission carry out community planning and development review in
Pepperell with the assistance and support of Town staff.
The Planning Board consists of five elected members and one appointed associate member,
and is responsible for reviewing proposed subdivisions and site plans, and issuing special
permits. All zoning bylaw revisions must go through the Planning Board. The duties and
powers of the Planning Board are outlined in Chapters 40A and 40 of the Massachusetts
General Laws. In 2018, the Planning Board approved an eight-lot subdivision at 110 South
Road, six Approval Not Required (ANR) Plans, and one common driveway at 87 Elm Street.
The Planning Board also has directed the updating of the Town’s Master Plan.
The Zoning Board of Appeals is appointed by the Select Board, serves as the special permit
granting authority for some special permits, exercises statutory jurisdiction over variances
and comprehensive permits49 , and hears appeals on the decisions of the Building
Inspector. The Board consists of three members and two alternates. The Zoning Board of

Comprehensive Permit–means a permit for the development of Low or Moderate Income Housing issued by
+a Board or the Committee pursuant to the M.G.L. c. 40B §§ 20 through 23 and 760 CMR 56.00.
49
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Appeals is authorized under Chapters 40A and 40B of the General Laws of the
Commonwealth of Massachusetts as well as the Pepperell Zoning Bylaw. Public hearings of
the Zoning Board of Appeals are held as the result of applications in the following areas:





By a person aggrieved by the decision of the Building Inspector (Massachusetts
General Law, Chapter 40A, Section 13);
For a Comprehensive Permit pursuant to M.G.L. Chapter 40B to construct affordable
housing within the Town of Pepperell;
For a special permit under the Zoning Bylaw; and
For a variance from the requirements of the Zoning Bylaw.

During 2018, the Board received 11 applications; none involved a comprehensive permit
project.
The Conservation Commission administers the Massachusetts Wetlands Protection Act,
MGL c.131 § 40 and the Pepperell Wetlands Protection Bylaw, has responsibility for
protecting natural resources, and manages the Town’s conservation properties. Each
building permit application is reviewed by the Conservation Commission to determine
whether a project falls under its jurisdiction. During 2018, the Commission reviewed 90
building permit applications, coordinated natural history walks in partnership with the
Nashoba Conservation Trust, and hosted Breakfast with the Birds at the Heald Street
Orchard. Working with the Nashoba Conservation Trust, the Commission regularly
updates the Pepperell Trail Guide and continues to install kiosks at conservation
properties. The Commission has partnered with the Nashua River Watershed Association
to address the control of aquatic invasive plants on the Nashua River via the
implementation of a five-year treatment plan. The Commission also coordinates volunteer
activities for trail monitoring, cleanup and maintenance.
The Pepperell Director of Public Works also serves as the Town Engineer. The Department
provides technical and engineering services on matters related to municipal operations and
land use, including assistance to town departments, boards and committees. The Town
Engineer reviews subdivision plans and participates on the Signs and Safety Committee.
The Pepperell Board of Health is composed of three elected members; its mission is to
protect public health through the enforcement of health codes and regulations, and
promote a healthy community. The Board adopts and modifies regulations to address
various public health issues, such as the sale of tobacco and fill importation. Through
assistance from the Nashoba Associated Boards of Health, the Board provides inspection
services regarding food safety, safe and sanitary housing, and Title V, and conducts
nuisance complaint investigations. Table 8.5 on the following page details the activities of
the Board during 2018:
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Table 8.5: Board of Health Activity, 2018
Activity
Food service licenses and inspections
Tattoo/tanning/camp inspections
Housing and nuisance investigations
Septic System Test Applications
Septic System Lot Tests
Septic System Plan Applications
Septic System Plan Reviews
Septic System Permit Applications (new lots)
Septic System Permit Applications (upgrades)
Septic System Inspections
Septic System Consultations
Title V Inspection Reports Reviewed
Well Permits
Water Quality/Well Consultations
Rabies Clinics-Animals Immunized

Number of Inspections, Licenses, Applications,
Investigations or Permits
20
4
104
24
86
25
35
12
16
46
38
72
6
39
43

The Nashoba Associated Boards of Health also provides community nursing services, such
as immunizations, chronic disease management, and health screenings for Pepperell
residents.
The Pepperell Historical Commission is charged with “the preservation and development of
the historical and archaeological assets” of the town, in accordance with MGL Chapter 40,
section 8D, and seeks to identify and promote the town’s historical resources. The five
members of the Commission are appointed by the Select Board for three-year terms.
In 2018, the Historical Commission started efforts to erect a statue to Colonel Prescott,
which included fundraising, maintained the Prudence Wright Overlook, and advocated for
the adoption of the Community Preservation Act (CPA).
Historical commissions research places of historic or archeological value, cooperate with
the state archeologist in conducting research, and may advertise, prepare, print and
distribute books, maps, charts, plans and pamphlets which it deems necessary for its work.
For the purpose of protecting and preserving historic resources, the Commission may make
recommendations to the selectmen and to the Massachusetts Historical Commission that
locations be certified as historical or archeological landmarks, and that procedures be
implemented that preserve historic resources in town. The Commission is required to
report to the State Archaeologist the existence of any archeological, paleontological or
historical site or object discovered.
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The Affordable Housing Committee consists of seven members: three residents at large
plus one representative each from the Planning Board, Zoning Board of Appeals, Select
Board, and Finance Committee. The Committee is appointed by the Select Board to oversee
the development of the Housing Production Plan (HPP) and to promote affordable housing
opportunities. Upon completion of the draft HPP, the Committee makes its
recommendation to the Planning Board and Select Board on whether the HPP should be
adopted. Once the HPP is adopted by the Planning Board and Select Board, the document is
submitted to the Department of Housing and Community Development (DHCD) for final
approval. Once approved by DHCD, the HPP remains in effect for five years and serves as a
“blueprint” for the community in developing affordable housing units to address the 10%
affordable housing goal for the community.
The Affordable Housing Committee helps implement the HPP by promoting affordable
housing projects that address the housing needs of the community, while meeting the
community standards. The Select Board and Town Administrator, with the concurrence of
the other boards, committees, and commissions, could delegate certain responsibilities and
functions to the Affordable Housing Committee as follows:








Establish criteria used to evaluate affordable housing proposals;
Make recommendations on the pros and cons of particular housing proposals;
Identify local, state, and federal housing resources to fund development projects;
Locate available land suitable for development;
Work with private and nonprofit affordable housing developers;
Increase public awareness through forums and other public events; and
Work in cooperation with the Town boards.

CULTURE AND RECREATION
The Lawrence Library meets the intellectual, cultural and social needs of the community.
The library collection consists of more than 71,600 items:
 59,206 books;
 5,422 DVDs;
 2,946 audiobooks;
 2,301 music CDs;
 332 video games (Nintendo, Xbox, PS);
 40 print magazines, over 2,200 e-magazines, four print newspapers, numerous
current and historical e-newspapers, plus WiFi hotspots, musical instruments, preloaded tablets for kids, book/toy/game kits, and American Girl dolls.
There are over 69,000 eBooks and 20,000 downloadable audiobooks available through
Overdrive, and the best of British (and beyond) television is available streaming through
Acorn TV. Patrons can also enjoy streaming movies through IndieFlix or full length
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concerts via Qello from the comfort of home. Twenty discount passes to area museums and
attractions are available to borrow with a free library card.
Lawrence Library is a member of Central/Western Massachusetts Automated Resource
Sharing, Inc. (C/WMARS), a non-profit, library consortium of 149 public and academic
libraries in Massachusetts. Residents can request items from any of the member libraries.
The Library also hosts many social and cultural programs and events on a monthly basis. A
Board of Trustees, which meet on a monthly basis, governs the library.
The library opened an accessible spur trail in the back of the property that links to the
Greens Brook Trail. The only one of its kind at a Massachusetts public library, the trail is
accessible to people with motor and visual impairments, and was developed in partnership
with the Nashoba Conservation Trust. In 2018, the library was named a Literary Landmark
by the ALA’s United for Libraries-one of only six in Massachusetts-in honor of children’s
author and illustrator Barbara Cooney, who lived in Pepperell for many years, The
Lawrence Library was featured prominently in her book Miss Rumphius.
The Recreation Commission is a three-member appointed body that works with the
Recreation Director and volunteers to provide educational, sports and fitness activities and
programming for residents. The Pepperell Recreation Commission uses a regional
approach to expand the many programs it offers. The Pepperell Ski Club is available to
students in grades 6 through 12 (grade 5, if there is room) in Pepperell, Ashby, and
Townsend. The Recreation Commission also offers bus “Trips and Tours”, to various
destinations for the enjoyment of residents of Pepperell and other communities.
In recent years, the Recreation Commission has worked with local interest and youth sports
groups to expand recreational opportunities. These groups initiated, organized, and raised
funds for proposed new activities, while the Town provided land and agreed to maintain the
new facilities. Examples of such projects include the skateboard park built in 2007 and an
ice-skating rink located on the Town Field.
Pepperell Community Arts (PCA) is a volunteer organization serving children, teens and
adults from Pepperell and surrounding towns. The organization focuses on high quality
theater productions at minimal cost for patrons, and provides donations to worthy causes
in the community. In the future, PCA plans to add other aspects of art such as choir,
orchestra, visual arts, dance, and crafts to its theater initiative.
The Pepperell Cultural Council administers grants from the Massachusetts Cultural Arts
Council to support and promote local arts. Each year, the Council plans programs in the
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arts, sciences and humanities for the benefit of town residents. Most of these grants are
awarded to non-profits and community organizations.

HUMAN SERVICES
Human services refers to public health and social services provided to residents due to age,
income, veteran’s status, disability or other special needs. Municipal human service
delivery generally focuses on programs for the elderly, public health services, veterans’
assistance and tax relief for populations protected by state law.
In Pepperell, the Council on Aging (COA) supplies or coordinates most of the services that
directly benefit senior citizens. The COA staff relies on volunteers who work with paid staff.
In 2018, the Albert Harris Center staff and 230 active volunteers provided support services,
information, and referrals relative to housing, fuel and food assistance, home care,
guidance on Social Security, insurance counseling, lending of medical equipment, grief
support, home visits, wellness checks, tax preparation services, Meals on Wheels, and
transportation services. In addition, the Albert Harris Center offers a number of
educational programs, fitness classes, entertainment, and social opportunities. The Center
also provides a daily lunch for approximately 180 people each week.
The Town offers a senior property tax work-off program for qualified individuals that
allows interested taxpayers age 60 and older to contribute public service hours in exchange
for a tax credit of up to $1,500. Pepperell also complies with the State requirement that it
provide certain types of financial assistance to veterans, the blind, surviving spouses and
the elderly. The types and amounts of assistance vary by program and are fully reimbursed
by the State.
Each community must appoint a Veterans Agent to help veterans and their dependents
with financial, medical or burial benefits. The State reimburses 75% of eligible
expenditures through the cherry sheet.50 Pepperell has a part-time Veteran’s Services
Officer who has office hours at Town Hall each Wednesday afternoon. The Department of
Veterans’ Services oversees a state assistance program based on need, which provides
financial, medical, educational and service benefits to veterans and their dependents. The
Veteran’s Services Officer administers the Program’s main financial and medical assistance
components, and offers assistance and referrals in the areas of federal compensation and
pensions, fuel assistance, state and federal educational benefits, tax exemptions, annuities,

Named for the cherry-colored paper on which it was originally printed, the Cherry Sheet is the official
notification from the Commissioner of Revenue of the upcoming fiscal year's state aid and assessments to
cities, towns, and regional school districts.
50
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home loans, counseling and job training. Approximately 300 veterans are served in
Pepperell annually; 150 applications for federal veterans’ benefits were filed in 2018.
The Pepperell Housing Authority Board consists of four members elected by Pepperell
voters plus a fifth member appointed by the Governor. The Housing Authority manages
low- and moderate-income public housing units. Currently, Pepperell has 70 units: 57 onebedroom apartments for senior or disabled citizens; six units are bedrooms within
congregate apartment housing for mentally challenged elderly or disabled citizens, and are
staffed 24 hours/day; seven units are for families and of these, six are two-bedroom
apartments and one is a 3-bedroom unit.

PUBLIC INPUT
The input relative to facilities and services in Pepperell is summarized in Table 8.6. This
information was compiled from responses to the written Master Plan survey where
residents were asked to rate each category outlined.
Table 8.6: Summary of Facilities and Services Input from the Written Master Plan Survey
Survey Category
Excellent
Good
Fair
Services provided by Town Hall
17.0%
54.0%
17.0%
Schools
11.6%
47.0%
12.0%
Elder services
12.3%
28.7%
7.2%
Library
44.4%
37.9%
6.5%
Public safety and emergency services
46.6%
39.7%
6.2%
Code enforcement
5.2%
30.0%
13.0%
Veterans services
4.6%
15.8%
6.5%
Town website
10.1%
49.3%
25.0%
Transfer station and recycling center
19.1%
37.6%
7.8%
Animal control
6.0%
27.2%
8.3%
Water services
18.0%
49.0%
9.3%
Sewer services
10.4%
30.0%
6.7%
Green Community activities
5.9%
23.1%
16.0%
Utilization of vacant school properties
0.7%
13.3%
22.4%
Public Health
3.1%
37.2%
14.5%

Poor
3.3%
2.0%
0.9%
1.4%
0.9%
4.7%
4.1%
5.6%
2.7%
6.2%
2.4%
4.2%
5.0%
30.2%
3.1%

In the written survey, respondents were asked to identify the three most critical issues
facing Pepperell over the next ten years. Taxes and the tax rate were ranked number three
based on the total number of responses, while improving the quality of the schools ranked
seventh. Upgrading and improving public safety facilities and services ranked number 11,
while improving town government ranked number 13.
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Regarding the Town’s utilities, such as electric service or telecommunications, 63% of
respondents indicated that it is very important or extremely important to improve these
services. Just over 59% indicated that adopting additional energy efficiency and renewable
energy initiatives is very important or extremely important, while 55% indicated that
improving the public water infrastructure is very important or extremely important.
When asked what they would do if provided with $100 in Town funds, 34% of respondents
indicated that they would fund enhanced public safety and emergency response services,
while 25% would enhance the school budget.
On April 19, 2018, thirty-seven (37) residents participated in the first public visioning
session, which included a Strengths, Weaknesses, Opportunities and Threats (SWOT)
analysis. The following priorities related to facilities and services were identified through
the exercise:
 Strengths
o Library;
o The Albert Harris Center;
o Fire and Police Departments;
o Community events;
o Youth programs; and
o New high school.
 Weaknesses
o Lack of responsiveness and transparency from local town government;
o Better website and communication is needed;
o Lack of a sports center;
o Lack of senior housing;
o Lack of funding and certification for the library;
o Declining water quality;
o Outdated town charter;
o Lack of discussion or preparation for climate change;
o Recycling program;
o Public safety facilities;
o Underdeveloped and aging electric infrastructure;
o No adoption of the Community Preservation Act;
o Limited sewer infrastructure;
o Lack of funding for municipal services;
o Lack of space for public meetings; and
o Cell phone coverage.
 Opportunities
o Redevelop the Peter Fitzpatrick School;
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Expand Pepperell Community Arts;
Solar/local generation of electricity;
Improve and modernize hydroelectric facility on Main Street;
Green or hybrid burial grounds;
Review town charter;
LEED certification for buildings; and
Sustainable government investments (electric vehicles, energy efficiency
projects.
Threats
o Small town politics;
o Local government ignoring the public;
o Lack of communication;
o Lack of local aid from the State;
o Climate change;
o School security;
o Deteriorating public buildings/lack of maintenance;
o Lack of trust in local government;
o Lack of mental health services;
o Lack of funding for services;
o Rising property taxes;
o Participation in a regional school district reduces the Town’s impact; and
o Sustainability and capacity of town wells.
o
o
o
o
o
o
o



On January 11, 2019, nine Pepperell seniors participated in a SWOT Visioning Session at
the Albert Harris Center. During the session, the following concerns were identified
relative to facilities and services:
 Lack of senior housing has resulted in a three-year wait list;
 There is no single-story housing available;
 Lack of low-income housing;
 Lack of sidewalk to the Albert Harris Center;
 The Albert Harris Center needs to be expanded;
 No town-operated swimming pool;
 Need to update the Community Center;
 Need a new Town Hall and Police Station;
 Lack of revenue to meet town budget needs;
 Need more solar to address energy costs; and
 Need to address accessibility of town facilities.
On October 17, 2019, a Visioning Session on Transportation, Facilities and Services was
held at the Albert Harris Center. In response to the questions posed regarding municipal
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facilities and services, participants stated that a facilities plan is needed to address ongoing
maintenance of municipal buildings. They also noted that additional revenues would help
ensure that repairs are not deferred, and that necessary capital improvements are
implemented without overrides or debt exclusions, both of which are a hard sell with the
Town’s voters.
In January 2020, the Lawrence Library conducted a follow-up targeted patron query on
Monday hours. (The 2014 town-wide survey had indicated a strong support of Monday
hours.) Of the replies received to date, there is a 99% support to fund Monday hours. The
restoration of Monday hours has been submitted for consideration in the FY 2021 budget
request.

ISSUES AND OPPORTUNITIES
In every community, the demand for public services is driven by changes in household
types, demographic and age shifts, household income, and the expectations of residents.
Furthermore, state and federal mandates related to education, public safety, public health
and environmental protection often impact decision-making, in terms of where financial
resources must be or should be invested. When growth in demand and changes in need
create cost increases without a corresponding increase in revenue, communities find it
extremely challenging to finance improvements and maintain the quality of services that
residents have come to expect. Like most communities in Massachusetts, Pepperell relies
on property tax revenues to meet its budget needs, and has focused on economic
development in order to increase its non-residential tax base.
As discussed earlier in this chapter, capital improvements are needed at several municipal
buildings, including Town Hall, the public safety buildings, the Library and the Highway
Garage. Pepperell does not have presently a structure in place to coordinate or centralize
facilities management and maintenance. Instead maintenance is handled by several town
employees from different departments who are not facilities experts. Furthermore, it
seems that little attention is given to preventive and routine maintenance. Facilities
maintenance should encompass all town-owned buildings in order to maximize efficiencies
and cost savings. A professional facilities manager position is needed to ensure that
maintenance issues are addressed in a timely manner, and in the most cost-effective way
possible. It is possible that this person could be shared with a neighboring community, the
schools, or the Housing Authority. Over the long term, an assessment of all town-owned
properties should be performed, leading to the development of a facilities management and
maintenance plan.
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The Select Board has established a Building Committee to consider the replacement of the
Police Station building and the possible upgrade or replacement on one or both fire
stations.
The Peter Fitzpatrick Feasibility Committee (PFFC) was appointed by the Select Board in
July 2018 to research reuse options for the property. Options that were investigated
included full or partial demolition, sale of the property, mothballing of the building,
subdividing the property, and other potential uses. The Committee provided several
recommendations to the Select Board. The Town should continue to pursue the renovation
and reuse of the building. A more thorough assessment of the condition of the property
should be performed by building professionals, such as a structural engineer, architect, and
contractor, in order to identify existing and future improvements needed to make the
building functional and code compliant under present day standards.
The projected increase of older residents will impact the provision of public services. The
Town will need to increase funding for senior services and will likely need to consider
options for providing an expanded facility for senior programs. Transportation services
provided by the Council on Aging will need to keep pace with growing demand, and
accessibility improvements will be needed at various town-owned buildings and
properties.
Through the Council on Aging, Pepperell is working toward becoming a designated ageand dementia friendly community. An “age-friendly” community is one in which the needs
and preferences of older adults are taken into account. Older adults are respected; their
knowledge, skills, resources, and contributions are sought out; and older adults are
integrated into the fabric of the community. An age-friendly community has the following
assets:
 Safe and accessible public transportation options;
 Affordable, accessible, and safe housing;
 Pleasant and safe parks and outdoor spaces;
 Quality community and health services;
 Sufficient employment and volunteer opportunities; and
 Engaging social activities.
Dementia friendly communities are safe, informed, respectful, and engage all members of
the community to meet the needs of the growing number of people living with dementia so
that they remain part of community life. The Master Plan Committee supports these
initiatives and encourages the continuation of this work.
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Pepperell has taken significant steps toward compliance with the new EPA MS4 permit
requirements through the establishment of a stormwater enterprise fund. Pepperell
should continue to work collaboratively with other municipalities through the Northern
Middlesex Stormwater Collaborative (NMSC) on implementing the permit requirements.
The Town should pursue opportunities to reduce solid waste generation through increased
composting and recycling as well as reusing waste materials. Pepperell is currently
working to address contamination of its recycled materials in order to lower the cost of its
recycling program. Public education on new recycling requirements that reflect the
evolving market for recyclables will be needed on an ongoing basis in order to effectively
manage program costs. The Town should help create markets for recycled products by
focusing attention on its “Buy Recycle” designation, and by investigating ways to use
recycled products and materials in construction and development projects. Pepperell
would also benefit from a more robust composting program that would remove organic
items from the solid waste stream, thereby reducing costs. A food composting program
could be studied for use by the schools and the Albert Harris Center.
It is clear that the Town has made improvements in communications with residents using a
variety of techniques and tools. However, those sources can be irregular, unreliable and
fractured, making it difficult for some residents to stay informed about current events.
Residents may have to visit several different sources, and dig for information about what is
happening in the community. A long-term strategy aimed toward a more integrated
approach in improving communications is needed. Because much of this topic relates to
residents, recruiting volunteers to work with the Town staff would be beneficial to help
identify all of the current sources of information and review how improvements might be
accomplished.
Pepperell residents desire to have more options when selecting their cable television and
internet provider and believe that competition would result in lower costs and higher
quality services. Proposals should be sought from companies that offer low-cost cable and
internet services across the town, including for seniors, low-income residents and those
with disabilities. Public access and local programming should also be considered as part of
any proposal. Alternatively, the Town could explore the possibility of establishing a local
telecommunications wired service center with Pepperell Community media. Similarly, cell
phone coverage is a concern for many Pepperell residents and businesses. The Town
should work with the major carriers to better understand dead zones and the
infrastructure enhancements that would be needed to address them.
While the electric distribution grid is owned and managed by National Grid, the Town
should consider participating in a community electricity aggregation (CEA) program
347 | P a g e

designed to provide residents and businesses with competitive choice, long-term price
stability, and reduced electricity rates. Also known as municipal electricity aggregation, the
program relies on bulk-purchasing methods that generate economies of scale, resulting in
reduced electricity supply costs for participating National Grid account holders. The
Master Plan Committee recommends that future aggregation procurements give
consideration to renewable energy power generation.
Building upon its Green Community designation, the town should pursue additional
opportunities to advance and promote renewable energy. Community facilities can
continue to be retrofitted with energy efficient lighting, appliances, heating and cooling
systems, windows and doors, to reduce energy consumption. Community facilities could
also generate power through solar canopies over parking lots, or roof top installations.
New purchases of Town-owned vehicles should be electric, when possible, to reduce
vehicle emissions. Electric vehicle charging stations should also be installed. As discussed
earlier in this chapter, a number of grant programs are available to the Town and its
residents and businesses relative to renewable energy and energy efficiency. The Town
should increase public awareness of these programs by distributing information to
residents through mailings, social media, and by posting the information on the Town’s
website.
Pepperell is currently in the process of reviewing and updating its home rule charter which
was previously adopted in 2014. The update should include clarification relative to the
Town Administrator’s role and responsibilities in the area of personnel management, given
there is conflicting descriptions within the current charter.
The Town should continue to pursue future opportunities to regionalize services where
appropriate. Possibilities include financial services, IT services, public safety, library
services, transportation, housing, solid waste/recycling, and human services. The towns of
Ashby, Pepperell and Townsend are studying the feasibility of sharing regional dispatch
services. Regionalizing communities are provided with enhanced funding from the State
911 Department, including funds the design, construction, and technology needs,
communications equipment, and furnishings for a regional facility. In addition, the State
911 Department will cover the initial salary for the facility’s Executive Director and fund
transition costs while moving the communities over to the new facility. Such funds are not
available to communities that operate independently.
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RECOMMENDATIONS
8.1 - Implement capital improvements needed to address maintenance, repair, and
renovation issues at Town Hall, the Library, the Highway Garage, and the public safety
buildings.
8.2 - Replace the Emergency Management Garage located to the rear of Town Hall.
8.3 - Create a Facilities Manager position, perform a condition assessment of all townowned properties and develop a facilities management and maintenance plan.
8.4 - Investigate the feasibility of replacing the Police Station building, and upgrading
or replacing one or both fire stations.
8.5 - The Town should continue to pursue the renovation and reuse of the Peter
Fitzpatrick School and perform a thorough professional assessment of the condition
of the property by a structural engineer, architect and/or contractor, in order to
identify existing and future improvements needed to ensure that the building is
functional and code compliant.
8.6 - Continue to work on compliance with the new MS4 Stormwater Permit by
collaborating with neighboring communities through the Northern Middlesex
Stormwater Collaborative (NMSC).
8.7 - Plan for the projected increase in older residents in terms of the demand for
senior services and programs, possible expansion or replacement of the Albert Harris
Center, the growing demand for transportation services, and the need for accessibility
accommodations at town-owned properties.
8.8 - Complete the age- and dementia-friendly designation process through the
Council on Aging.
8.9 - As a means of reducing the town’s solid waste disposal costs, provide ongoing
public education regarding the recycling program, implement a more robust
composting program, investigate ways to use recycled products and materials in
construction and development projects, and consider implementing a food
composting program for the schools and the Albert Harris Center.
8.10- Proposals should be sought from telecommunications companies that offer lowcost cable and internet services across the town, including for seniors, low-income
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residents and those with disabilities. Public access and local programming should
also be considered as part of any proposal. Alternatively, the Town could explore the
possibility of establishing a local telecommunications wired service center with
Pepperell Community media.
8.11 - Work with the major cell phone carriers to better understand coverage dead
zones within Pepperell and the infrastructure enhancements that would be needed
to address them.
8.12- Consider participating in a municipal electricity aggregation program to
provide residents and businesses with competitive choice, long-term price stability,
and reduced electricity rates. Consideration should be given to creating an
aggregation program that includes renewable energy power generation.
8.13 - Update and revise the town charter to reflect current operations, and
managerial, board, and committee duties, roles and responsibilities.
8.14- Continue to pursue regionalization opportunities, including the regionalization
of dispatch services with the towns of Ashby and Townsend.
8.15- Building upon its Green Community designation, the town should pursue
additional opportunities to advance and promote renewable energy. The Town
should increase public awareness of renewable energy and energy efficiency grant
programs for residents and businesses, by distributing information through townwide mailings, getting the word out through social media, and posting information on
the town website. Such programs currently include Solarize Mass, PACE, and the
Mass Solar Loan program.
8.16 - Acquire the town’s streetlights from National Grid and convert them to LED
lighting that is compliant with International Dark-Sky Association (IDA) standards.
8.17 - Community facilities should continue to be retrofitted with energy efficient
lighting, appliances, heating and cooling systems, windows and doors, to reduce
energy consumption.
8.18 - Consider retrofitting community facilities with solar canopies or rooftop solar.
8.19 - Future purchases of Town-owned vehicles should be electric, when possible,
and electric vehicle charging stations should be installed.
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8.20 - Implement the wastewater infrastructure repairs identified in the recently
completed Inflow and Infiltration (I/I) study.
8.21 - Develop a community engagement program to educate residents on town
issues, improve communication between residents and town government, and build
trust among community members.

351 | P a g e

9. IMPLEMENTATION PLAN
The final section of the Master Plan contains a multiple-page table outlining the specific
recommendations contained in the Master Plan. These recommendations are intended to
advance the goals, policies and actions articulated throughout the document. For each
specific recommendation, the primary individual or group responsible for implementation
is identified. It is important to note that many town departments, boards, committees and
commissions will play a supportive role in implementing and advancing the
recommendations.

PROJECT MANAGEMENT
The Planning Board is responsible for oversight and implementation of the Master Plan
recommendations. The Planning Board will appoint a member of the Planning Board to
serve as the Implementation Team Leader, and a Master Plan Implementation Team
(MPIT) will be established. The MPIT members will consist of two (2) residents-at-large
recommended by the Planning Board for appointment by the Select Board.
The MPIT will serve as a central point of coordination for the Planning Board’s oversight
and implementation of the Master Plan. Coordination undertaken by the MPIT may consist
of, but is not necessarily be limited to: providing assistance with budgeting estimates and
grant opportunities for Master Plan-related projects; facilitating coordination between
Primary Responsible Parties and/or with outside organizations and agencies; and other
activities designed to support, encourage, assist, and enhance Master Plan efforts being
undertaken.

RESPONSIBILITIES:
Team Leader: The Team Leader advocates for, facilitates, and coordinates oversight of
Master Plan Implementation progress and ensures that the reporting requirements are
accomplished. The Team Leader is also responsible for working with the MPIT members,
the Planning Board, the Town Administrator, and other Town boards, commissions, and
committees, to devise methods to ensure that Master Plan recommendations are integrated
with documented or undocumented town business processes, approvals, permits, studies,
contracts, agreements and other documents or procedures that may affect implementation.
The Team Leader will set the direction of the MPIT and may delegate tasks and action items
to MPIT members, as reasonable and appropriate. The Team Leader will use their
discretion to determine the appropriate frequency and means by which the MPIT will meet,
in coordination with the MPIT members.
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Master Plan Implementation Team (MPIT) Members: Working with the Team Leader, the
MPIT members will be comprised of two (2) residents-at-large. These Team Members will
assist the Team Leader in achieving the goals of providing oversight and support during
Master Plan Implementation. Citizens will submit their interest via the Citizen Activity
Form, and provide information detailing their interest in MPIT, and any relevant
qualifications, experience, or skills. Prospective MPIT Members will then be invited to a
Planning Board meeting to provide an opportunity for discussion and questions between
each prospective MPIT Member and the Planning Board. The Planning Board will then
make a recommend to the Select Board for appointment of the two prospective MPIT
Members who appear best qualified.
Primary Responsible Parties: Any office, commission, committee, board or individual listed
in the Primary Responsibility Column of the Recommendation Table is responsible to
support, coordinate and work towards implementation of the recommendations. This may
require changes in their daily procedures, internal goals, forms, or business practices. The
Primary Responsible Parties will be asked to report quarterly to the MPIT on Master Plan
progress, and their progress will be recorded in the respective minutes of their meetings.
The Primary Responsible Parties will also be asked to maintain a standing agenda item
covering Master Plan implementation for their regular meetings. Some of the Primary
Responsible Parties identified in the Recommendation Table include:












Planning Board
Select Board
Conservation Commission
Economic Development Advisory Committee
Agricultural Advisory Board
Affordable Housing Committee
Historical Commission
Zoning Board of Appeals
Town Administrator
Department of Public Works
Board of Health

REPORTING REQUIREMENTS
Annual Report: The Planning Board will provide an overview of the status of the Master
Plan recommendations at the Annual Town Meeting, and a copy of the complete written
status update will be posted on the Town Website.
Other Reporting: The MPIT will be expected to periodically provide status updates on
Master Plan recommendations by updating a copy of the Recommendations Table to be
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maintained on the Town Website. The website will be the primary means of
communicating Master Plan information and updates to the public, in addition to the
Master Plan being discussed as a regular part of the various Primary Responsible Parties’
standing meetings.

AMENDMENTS TO THE MASTER PLAN
The Team Leader will report to the Planning Board and advise the Planning Board of any
amendments that may be needed to either the Master Plan document (including elements
relating to implementation) or the Recommendation Table over time. An amendment to the
Master Plan can be made through a simple majority vote of the Planning Board.

RECOMMENDATION TABLE
The recommendation table provides a suggested timeframe for the implementation of the
various recommendations over the next decade. Four timeframes have been considered,
based on the priority and urgency of the recommendation, the resources available, and the
time required to advance the recommendation. The implementation of some
recommendations may be immediate, while others may be implemented on a short-term
(1-3 years), intermediate (4-6 years) or long-term basis (7 years or more). Some
recommendations will be implemented on an ongoing basis, as indicated in the table.
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Table 9.1: Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Plan Element

Primary Responsibility

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

2.2 - Conduct a comprehensive review of the town’s
Zoning Bylaw and development regulations every
five years.

Land Use and
Zoning

Ongoing

Planning Board

Yes

2.14 - Provide information to private developers and
prospective homebuyers on the age-friendly
residential design features.

Land Use and
Zoning

Ongoing

Planning Board

No

3.2 - Identify grant funds that can supplement the
annual budget in addressing economic development
initiatives.

Economic
Development

Ongoing

Economic Development
Advisory Committee,
Town Administrator

No

3.3 - Market the Town of Pepperell and maintain a
list of available properties.

Economic
Development

Ongoing

No

3.15 - Promote eco-tourism and cultural tourism to
take advantage of the natural, historical and cultural
assets within the community.

Economic
Development

Ongoing

Economic Development
Advisory Committee,
Town Planner
Economic Development
Advisory Committee

3.16 - Identify spin-off opportunities from regional
projects, such as the Indian Hill Music Center, that
can benefit Pepperell businesses.

Economic
Development

Ongoing

Economic Development
Advisory Committee

No

4.3 - Repair or replace the existing sidewalks that are
in poor condition, not in compliance with ADA
requirements, or that contain obstructions, such as
utility poles and sign posts.

Transportation and
Circulation

Ongoing

DPW

Yes

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

4.8 - Pepperell public safety officials and the regional
school district should collaborate on a bicycle and
pedestrian safety program for school-age children.

Transportation and
Circulation

Ongoing

Police Department

No

4.13 - Address safety issues at the intersections
listed on page 151 of the Master Plan.

Transportation and
Circulation

Ongoing

DPW

No

4.14 - Work with the Police Department to improve
speed enforcement at problem locations, including
the areas around the schools.

Transportation and
Circulation

Ongoing

Police Department

No

4.18 - Consider advancing eligible transportation
projects through the region’s Transportation
Improvement Program, whereby the Federal
Highway Administration and MassDOT would
assume construction costs if the town funds design,
right-of-way costs, and permitting.

Transportation and
Circulation

Ongoing

Select Board, DPW

No

4.21 - Consider purchasing electric vehicles as part
of the town fleet, and install electric vehicle charging
stations for use by the town, local residents and
visitors.

Transportation and
Circulation,
Facilities and
Services

Ongoing

Select Board, Town
Administrator

Yes

5.2 - Use the DHCD-approved Housing Production
Plan (HPP) as a management tool to develop new
affordable housing opportunities in meeting the
Town’s annual housing production goals.

Housing

Ongoing

Affordable Housing
Committee

No

5.3 - Encourage the production of multi-family rental
units as a means of making progress toward DHCD’s
10% affordability goal, thereby allowing Pepperell to
attain “safe harbor” status.

Housing

Ongoing

Affordable Housing
Committee

No

5.4 - Establish a mechanism to monitor and maintain
existing affordable housing units.

Housing

Ongoing

Affordable Housing
Committee

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

5.7 - Utilize state and local funds and other “tools”,
such as Chapter 40R, Inclusionary Zoning and
“friendly” Chapter 40B developments, to increase
the supply of affordable housing.

Housing

Ongoing

Planning Board, Zoning
Board of Appeals

No

5.9 - Examine the current bylaw related to tax title
properties to see if they may be developed into
affordable housing.

Housing

Ongoing

Affordable Housing
Committee, Select Board

No

5.13 - Access existing resources related to first-time
homebuyer and foreclosure assistance programs.

Housing

Ongoing

Pepperell Affordable
Housing Committee

No

6.1 - Implement the Seven-Year Action Plan outlined
in the 2016 Pepperell Open Space and Recreation
Plan.

Open Space and
Recreation

Ongoing

Conservation Commission,
Recreation Commission

Yes

6.4 - Protect additional open space on an ongoing
basis, prioritizing the following:

Open Space and
Recreation

Ongoing

Conservation Commission

Yes

o
o
o

o
o

o
o
o

parcels located in the WRPOD;
remaining farmland;
lands that extend protected corridors along
the Nissitissit River, Sucker Brook, and Mine
Brook;
additions to the west bank of the Nashua
River greenway;
the remaining gaps in the open space
network located between Lawrence Street
and Boynton Street, and between Hollis
Street and Brookline Street;
open space network connections to
protected parcels in neighboring towns;
historical sites, areas and landscapes;
important habitat areas; and
forested lands.
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

6.5 - Continue to pursue Agricultural Preservation
Restrictions (APR) and Conservation Restrictions
(CR) for acquired farmland, forest land, riparian
corridors, and water supply areas.

Open Space and
Recreation

Ongoing

Agricultural Advisory
Board, Conservation
Commission

Yes

6.6 - Establish trail linkages between conservation
areas and pursue easements needed for future
linkages. Work with proponents of future
development projects on preserving the easements
and rights-of-way needed for these connections.
Coordinate with neighboring communities on
linkages at the town boundaries in order to establish
a regional network.

Open Space and
Recreation

Ongoing

Conservation Commission,
Planning Board

Yes

6.7 - Continue to develop and update management
plans for all conservation areas and town-owned
forests as resources permit.

Open Space and
Recreation

Ongoing

Conservation Commission

Yes

6.8 - Encourage forest landowners to enroll in
Chapter 61 and provide information on available
assistance from the Conservation District and the
New England Forestry Foundation.

Open Space and
Recreation

Ongoing

Conservation Commission

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

6.9 - Promote the conservation and recreation areas
and programs through the Town’s website, social
media, the Recreation Commission quarterly flyer,
the Albert Harris Center newsletter, and by posting
flyers and notices at the Library, Community Center,
at conservation area kiosks, and at the North Central
Massachusetts Regional Visitor’s Center. Future
publications should incorporate information on
recreation, conservation and historic sites, programs
and events that are available or planned in
Pepperell. These events, sites and programs should
be promoted through wayfinding kiosks and the
local Pepperell channel.

Open Space and
Recreation

Ongoing

Conservation Commission,
Recreation Commission,
Historical Commission

No

6.10 - Continue to expand upon the work
undertaken by the Conservation Commission,
Recreation Commission and Nashoba Conservation
Trust by further integrating recreation and
environmental protection through initiatives, such
as nature walks, establishment of an environmental
education center, fitness trails and interpretative
trails.

Open Space and
Recreation

Ongoing

Conservation Commission,
Recreation Commission

Yes

7.10 - Continue to work collaboratively with
neighboring communities on implementation of the
EPA MS4 Stormwater Permit. Educate businesses,
residents and homeowners on best practices for
managing stormwater and protecting water quality.

Natural and
Cultural Resources,
Facilities and
Services

Ongoing

Conservation and DPW
staff, NMCOG

Yes

7.16 - Implement the Conservation Commissionapproved recommendations contained in “Toward a
More Sustainable and Resilient Pepperell”.

Natural and
Cultural Resources

Ongoing

Conservation Commission

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

7.17 - Promote the agricultural economy by
encouraging: the preservation of agricultural lands
through APRs and Conservation Restrictions; farmto-table restaurants; a “buy local” campaign;
community supported agriculture (CSA); community
gardens; and agri-tourism.

Natural and
Cultural Resources

Ongoing

Agricultural Advisory
Board, Economic
Development Advisory
Board

Yes

8.1- Implement capital improvements needed to
address maintenance, repair, and renovation issues
at Town Hall, the Library, the Highway Garage, and
the public safety buildings.

Facilities and
Services

Ongoing

Select Board, Town
Administrator

No

8.6 - Continue to work on compliance with the new
MS4 Stormwater Permit by collaborating with
neighboring communities through the Northern
Middlesex Stormwater Collaborative (NMSC).

Facilities and
Services

Ongoing

DPW, Conservation
Commission

Yes

8.7 - Plan for the projected increase in older
residents in terms of the demand for senior services
and programs, possible expansion or replacement of
the Albert Harris Center, the growing demand for
transportation services, and the need for
accessibility accommodations at town-owned
properties.

Facilities and
Services

Ongoing

Council on Aging, Select
Board

No

8.9 - As a means of reducing the town’s solid waste
disposal costs, provide ongoing public education
regarding the recycling program, implement a more
robust composting program, investigate ways to use
recycled products and materials in construction and
development projects, and consider implementing a
food composting program for the schools and the
Albert Harris Center.

Facilities and
Services

Ongoing

DPW, Town Administrator,
Board of Health

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

8.15 - Building upon its Green Community
designation, the town should pursue additional
opportunities to advance and promote renewable
energy. The Town should increase public awareness
of renewable energy and energy efficiency grant
programs for residents and businesses, by
distributing information through town-wide
mailings, getting the word out through social media,
and posting information on the town website. Such
programs currently include Solarize Mass, PACE, and
the Mass Solar Loan program.

Facilities and
Services

Ongoing

Town Administrator,
Select Board

Yes

8.17 - Community facilities should continue to be
retrofitted with energy efficient lighting, appliances,
heating and cooling systems, windows and doors, to
reduce energy consumption.

Facilities and
Services

Ongoing

Town Administrator,
Select Board

Yes

8.19 - Future purchases of Town-owned vehicles
should be electric, when possible, and electric
vehicle charging stations should be installed.

Facilities and
Services

Ongoing

Town Administrator,
Select Board

Yes

7.7 - The Town needs to address the storage of town
records and documents as soon as possible. As
resources allow, historic documents should be
scanned and digitized. All documents and records
should be stored in a protected and safe location. An
index should be developed listing each record, its
storage location, condition, and responsible steward.
An official policy is needed to address
records/document retention, preservation and
disposal criteria and processes.

Natural and
Cultural Resources

Immediate

Town Clerk, Historical
Commission

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

2.1 - Update and revise the Town’s Zoning Bylaw to
provide clarity and consistency, update uses, and
add appropriate design standards, guidelines and
performance standards, including updated
standards for landscaping, lighting and signage.

Land Use and
Zoning

Short-term

Planning Board

Yes

2.3 - Re-examine the concept of allowing mixed-use
development in the Hollis Street/Brookline Street
area, as outlined in the previous Master Plan.
Explore opportunities for small-scale neighborhoodstyle commercial development in Park Street,
through adaptive reuse of large residences.

Land Use and
Zoning

Short-term

Planning Board, Affordable
Housing Committee

Yes

2.4 - Establish minimum lot size requirements for
the commercial and industrial districts.

Land Use and
Zoning

Short-term

Planning Board

No

2.5 - Rework the table of uses within the Zoning
Bylaw to eliminate inappropriate uses, such as
allowing self-storage units and contractor yards in
the downtown, and to add uses that achieve the
goals of the Master Plan, including better
accommodation of agriculture related businesses,
entertainment, arts and cultural uses, and a wide
range of appropriately sized retail uses.

Land Use and
Zoning

Short-term

Planning Board

No

2.6 - Modify the zoning in Railroad Square and along
the downtown portion of Main Street to be
consistent with the historic development pattern,
allowing for mixed uses and utilizing standards that
protect historic resources. Consideration should be
given to creating a Village Center zoning district in
this area and examining the feasibility of form-based
code.

Land Use and
Zoning

Short-term

Planning Board, Historical
Commission

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

2.7 - Revise the Zoning Bylaw to discourage
undesired uses, such as big box retail, car
dealerships, fast food restaurants, and large
manufacturing facilities. Address the lack of zoning
regulations for adult entertainment establishments
to ensure that such an establishment is not site in a
residential neighborhood, near a school or other
inappropriate location.

Land Use and
Zoning

Short-term

Planning Board

No

2.8 - Revise the Open Space Residential
Development Bylaw (OSRD) to provide additional
clarity, allow for smaller lot sizes for the residential
portion of a project, and ensure that the open space
and habitat areas are in a location that provides the
greatest ecological impact. Use of native plant
materials should be required, along with low impact
development techniques, where possible. Consider
requiring mandatory OSRD for all subdivisions over
a certain size threshold.

Land Use and
Zoning

Short-term

Planning Board,
Conservation Commission

Yes

2.9 - Reaffirm the 2006 Master Plan
recommendation to “restrict Sewer District
expansion to designated areas with minimal natural
resources”, which was intended to protect water
resources and focus development where increased
density is desired.

Land Use and
Zoning

Short-term

Planning Board, DPW

Yes

2.12 - Address the need for improved design
standards or guidelines to help the Town achieve its
economic development goals, while protecting its
environmental assets, strengthening its
neighborhoods, preserving its historic resources,
and enhancing its overall appearance and image.

Land Use and
Zoning

Short-term

Planning Board

Potentially
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

2.13 - Establish municipal policies that encourage
healthy community design, such as the installation of
benches, street trees and bicycle racks at municipal
properties and in downtown, following the
recommendations laid out in the Healthy Chapter of
the Open Space and Recreation Plan. Encourage
private developers to incorporate similar design
elements within their project designs.

Land Use and
Zoning

Short-term

Planning Board

Yes

2.15 - Continue to pursue redevelopment of the
Peter Fitzpatrick School. Reassess the zoning for the
property to determine whether adaptive reuse could
be better accommodated with certain zoning
changes in place.

Land Use and
Zoning

Short-term

Select Board, Planning
Board

No

2.16- Improve and strengthen the town’s Floodplain
Management bylaw and move the bylaw from the
Town Code to the Zoning Bylaw. Consider
participating in the Community Rating System (CRS)
as a means of addressing the future impacts of
climate change and of lowering flood insurance
premiums for residents.

Land Use and
Zoning

Short-term

Planning Board, Select
Board, Conservation
Commission

Yes

2.17 - Address impediments to solar energy
development, as identified through the SolSmart
initiative. Complete the SolSmart designation
process.

Land Use and
Zoning

Short-term

Town Planner, Select
Board

Yes

2.18 - Review the Town’s existing lighting
regulations and requirements, and update the
standards to reflect new lighting technologies,
require full cut-off lighting, minimize energy use,
and reduce light pollution.

Land Use and
Zoning

Short-term

Planning Board

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

3.1 – The Economic Development Advisory
Committee should work in collaboration with the
Pepperell Business Association to develop an
effective public-private partnership.

Economic
Development

Short-term

Economic Development
Advisory Committee

No

3.4 -Implement the economic development zoning
recommendations in the Land Use and Zoning
Chapter of the Master Plan.

Economic
Development

Short-term

Planning Board

No

3.5- Re-examine the Town’s permitting process and
develop a Permitting Handbook that can be placed
on the Town’s web site for prospective applicants to
view.

Economic
Development

Short-term

Planning Board,
Conservation Commission,
Inspector of Buildings

No

3.8 - Solicit support from the Massachusetts
Downtown Initiative (MDI) in developing a brand for
Main Street and identifying strategies for marketing
the area.

Economic
Development

Short term

Economic Development
Advisory Committee,
Historical Commission

No

3.10 - Meet with the owners of the former Pepperell
Paper Mill site to determine what options are
available to move this project forward.

Economic
Development

Short-term

Town Administrator

No

3.11 - Implement the recommendation made by the
Peter Fitzpatrick Feasibility Committee (PFFC) to
create a “zoning overlay for restricted light mixed
commercial uses (i.e. coffee shop, farmer’s market,
shared office space, small business office space,
art/music studios) within the next 1-3 years”.
Consider the development of a commercial kitchen
space for home-grown enterprises, such as finished
product businesses (e.g. baked goods) that can be
sold at local restaurants.

Economic
Development

Short-term

Planning Board, Select
Board, Agricultural
Advisory Board

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

3.12 - Determine what space is still available at the
Lomar Industrial Park and work with the property
owners to address the infrastructure issues.

Economic
Development

Short-term

Economic Development
Advisory Committee

No

3.13 - Identify underutilized properties along Route
119 and redevelop them with recognition of the
floodplain issues.

Economic
Development

Short-term

No

4.1 - Revisit the recommendations in the Railroad
Square Transportation Study and consider
advancing improvements to the area through the
region’s Transportation Improvement Program.

Transportation and
Circulation

Short-term

Economic Development
Advisory Committee,
Town Administrator,
Conservation Commission
Select Board, DPW

4.2 - Establish a committee to focus on pedestrian
and bicycle planning, specifically the creation of an
interconnected network and the implementation of
needed safety improvements.

Transportation and
Circulation

Short-term

Select Board

Yes

4.7 - Update the town’s subdivision regulations to
clarify language regarding sidewalk requirements,
and establish a sidewalk funds where a developer
may make a contribution in the event that a
sidewalk requirement is waived for a specific
project.

Transportation and
Circulation

Short-term

Planning Board

Yes

4.5 - Continue moving forward with the
development of the Complete Street Prioritization
Plan and participate in the Safe Routes to School
Program.

Transportation and
Circulation

Short-term

Select Board, DPW

Yes

4.9 - Address the downtown parking issues by using
kiosks and signage to direct Rail Trail users to the
designated parking lot behind the former jail
building and by including such information on the
town and state websites.

Transportation and
Circulation

Short-term

DPW, DCR

No

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

4,12 - Add bicycle racks at priority locations such as
Town Hall, the Library, the Community Center, the
Albert Harris Center, downtown near the Rail Trail,
and at the Covered Bridge.

Transportation and
Circulation

Short-term

Select Board, Library,
Council on Aging

Yes

4.15 - Address the need for additional crosswalks in
Railroad Square and at other locations along Main
Street. Install flashing “pedestrian crossing” signs
similar to those in Groton Center.

Transportation and
Circulation

Short-term

DPW

Yes

4.16 -Install signs along the Rail Trail to educate
users on trail etiquette, safety, and other topics
related to trail use, such as hours of operation,
proper pet waste disposal practices, and antilittering policy.

Transportation and
Circulation

Short-term

DPW or Police

No

4.17 - Study heavy vehicle traffic volumes at
problem locations to determine whether they qualify
for a heavy vehicle exclusion based on MassDOT
requirements.

Transportation and
Circulation

Short-term

NMCOG, MassDOT

No

4.19 - Work with LRTA to study the feasibility of
providing peak hour transit service from Pepperell
to the commuter rail stations and the Tyngsborough
Park and Ride lot.

Transportation and
Circulation

Short-term

Select Board, LRTA

Yes

4.20 - Work with the Council on Aging to increase
RoadRunner hours of operation for medical
appointments for seniors and disabled residents.
Investigate opportunities to collaborate with
adjoining towns to provide this service.

Transportation and
Circulation

Short-term

Council on Aging

No

5.1 -Work with the Northern Middlesex Council of
Governments to update the 2014-2018 Pepperell
Affordable Housing Production Plan (AHPP).

Housing

Short-term

Affordable Housing
Committee

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

5.6 - Apply for designation as a Housing Choice
Community if the Town meets the housing
production eligibility. If designated, apply for
Housing Choice Capital and Technical Assistance
Grants.

Housing

Short-term

Town Planner

No

5.8 - Develop design guidelines for affordable
housing that provide guidance to nonprofit and forprofit developers.

Housing

Short-term

Affordable Housing
Committee, Zoning Board
of Appeals

No

5.10 – Develop an Affordable Housing Trust to
partner with the Pepperell Affordable Housing
Committee to work with developers to produce
neighborhood friendly projects.

Housing

Short-term

Select Board

No

5.14 -Develop a pilot project under the Green
Communities Initiative to address climate change
and sustainability issues as an example of what can
be accomplished locally in conjunction with the
Enterprise Community Partners, the Commonwealth
of Massachusetts and private developers.

Housing

Short-term

Select Board, Affordable
Housing Committee

Yes

5.15 - Utilize the resources provided by the
MassHousing Partnership to study and consider the
adoption of an Inclusionary Zoning Bylaw.

Housing

Short-term

Planning Board

No

6.2 - Establish criteria for determining which town
board or commission is given care and custody of
lands acquired in fee, through donation, or by tax
title foreclosure.

Open Space and
Recreation

Short-term

Select Board

No

6.3 - Business/corporate donations and
sponsorships should be explored as a means of
supporting conservation and recreation projects.

Open Space and
Recreation

Short-term

Select Board

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

6.11 - Prepare an ADA Transition Plan for townowned conservation and recreation properties.
Apply for grant funding from the Massachusetts
Office on Disability implement needed accessibility
improvements.

Open Space and
Recreation

Short-term

Conservation Commission,
Recreation Commission

No

6.12 - To address climate change and resiliency,
apply for state Municipal Vulnerability Preparedness
action grant funding to implement the
recommendations contained within the MVP plan.

Open Space and
Recreation/Natural
and Cultural
Resources

Short-term

Town Planner, Town
Administrator

Yes

7.1 - Investigate the feasibility of establishing a
National Register district in Railroad Square/East
Pepperell, and in other appropriate locations.

Natural and
Cultural Resources

Short-term

Historical Commission

No

7.4 - Pepperell should consider adopting a
Demolition Delay Bylaw to protect historic
resources. A twelve-month delay period is
recommended.

Natural and
Cultural Resources

Short-term

Historical Commission

No

7.5 - The Master Plan Advisory Committee strongly
recommends that Pepperell adopt the Community
Preservation Act to provide resources for historic
preservation and restoration, open space, recreation
and affordable housing.

Natural and
Cultural Resources

Short-term

Select Board

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

7.6 - The Town needs to address the deferred
maintenance of historic town-owned property.
Particular attention needs to be paid to Town Hall
and the Shattuck School, which have mold problems,
and the reuse of the Peter Fitzpatrick School also
needs to be addressed. The gravestones in the
Walton Cemetery need repair, and markers are
needed for the graves of revolutionary war soldiers.
The Railroad Square Jail and the Library also need
attention.

Natural and
Cultural Resources

Short-term

Select Board, Town
Administrator

Potentially, if energy
efficiency improvements
or renewable energy is
included with building
improvement projects.

7.8 - Promote and market the Town’s historical and
cultural resources to foster a greater sense of
appreciation and stewardship, and for economic
development. As part of this effort, plaques could be
provided for display on historic properties. In
addition, a “self-guided walking tour” of historic
areas should be developed.

Natural and
Cultural Resources

Short-term

Historical Commission

No

7.9 - Work with the School District to include town
history, local agriculture, and the natural resources
of Pepperell within the curriculum.

Natural and
Cultural Resources

Short-term

No

7.11 - Establish a “Detection and Response” plan to
address invasive plant species. Educate homeowners
and the agricultural community on the importance
of using native plantings, and on how to detect and
report the presence of invasives.

Natural and
Cultural Resources

Short-term

Historical Commission,
Agricultural Advisory
Board, Conservation
Commission
Conservation Commission

Yes

370 | P a g e

Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

7.13 - Develop an educational brochure for
homeowners, developers, contractors, landscapers,
and facility managers on best practices for reducing
the use of fertilizers, pesticides and deicing
chemicals, and for improving soil conditioning and
health.

Natural and
Cultural Resources

Short-term

Conservation Commission,
Board of Health

Yes

7.14 - The Scenic Road Bylaw should be reevaluated
and revised to better define what constitutes a
scenic road, and additional public education should
be provided to increase the awareness and
knowledge of residents regarding the bylaw.

Natural and
Cultural Resources

Short-term

Select Board, DPW

No

7.15 - Adopt a tree retention bylaw to encourage the
preservation and protection of trees during
significant construction activity.

Natural and
Cultural Resources

Short-term

Planning Board

Yes

7.18 - Work with local farm owners and the
Massachusetts Department of Agricultural
Resources (MDAR) to identify funding for a local
agricultural plan that addresses agricultural
preservation and helps promote the stability and
possible growth of the local agricultural economy.

Natural and
Cultural Resources

Short-term

Agricultural Advisory
Board, Economic
Development Advisory
Board

No

7.19 - Develop a prioritization plan for lands
classified under Chapters 61, 61A and 61B, so that
the Town is prepared to act quickly when parcels
become available for possible acquisition. In
addition, the Town should address parcels that do
not comply with the requirements set forth in
Chapters 61, 61A and 61B.

Natural and
Cultural Resources

Short-term

Select Board, Town
Planner, Agricultural
Advisory Board

No

371 | P a g e

Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

7.20 - Town officials should work with local
legislators on modifications to the Chapter 61A
program that would allow farmers to construct solar
energy facilities on their property, as long as such
facilities do not interfere with the active cropland.

Natural and
Cultural Resources

Short-term

Select Board, Agricultural
Advisory Board

Yes

7.21 - Further investigate the establishment of a
food hub at the Peter Fitzpatrick School, which
would be beneficial to local farmers in terms of
value-added agriculture.

Natural and
Cultural Resources

Short-term

Select Board, Agricultural
Advisory Board, Economic
Development Advisory
Board

No

7.22 - The Pepperell Agricultural Advisory Board
should reach out to the regional school district
regarding the possibility of including locally sourced
food in the school lunch program. In addition,
education on local agriculture and the benefits of
sound nutrition should be incorporated into the
school curriculum.

Natural and
Cultural Resources

Short-term

Agricultural Advisory
Board, School District

No

8.2 - Replace the Emergency Management Garage
located to the rear of Town Hall.

Facilities and
Services

Short-term

Select Board

No

8.3 - Create a Facilities Manager position, perform a
condition assessment of all town-owned properties
and develop a facilities management and
maintenance plan.

Facilities and
Services

Short-term

Select Board, Town
Administrator

No

8.4 - Investigate the feasibility of replacing the Police
Station building, and upgrading or replacing one or
both fire stations.

Facilities and
Services

Short-term

Select Board, Town
Administrator

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

8.5 -The Town should continue to pursue the
renovation and reuse of the Peter Fitzpatrick School
and perform a thorough professional assessment of
the condition of the property by a structural
engineer, architect and/or contractor, in order to
identify existing and future improvements needed to
ensure that the building is functional and code
compliant.

Facilities and
Services

Short-term

Select Board, Town
Administrator

No

8.8 - Complete the age- and dementia-friendly
designation process through the Council on Aging.

Facilities and
Services

Short-term

Council on Aging

No

8.10 - Proposals should be sought from
telecommunications companies that offer low-cost
cable and internet services across the town,
including for seniors, low-income residents and
those with disabilities. Public access and local
programming should also be considered as part of
any proposal. Alternatively, the Town could explore
the possibility of establishing a local
telecommunications wired service center with
Pepperell Community media.

Facilities and
Services

Short-term

Cable Television Advisory
Committee, Select Board

No

8.12 - Consider participating in a municipal
electricity aggregation program to provide residents
and businesses with competitive choice, long-term
price stability, and reduced electricity rates.
Consideration should be given to creating an
aggregation program that includes renewable
energy power generation.

Facilities and
Services

Short-term

Select Board, Town
Administrator

Yes

8.13 - Update and revise the town charter to reflect
current operations, and managerial, board, and
committee duties, roles and responsibilities.

Facilities and
Services

Short-term

Select Board, Charter
Review Committee

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

8.14 - Continue to pursue regionalization
opportunities, including the regionalization of
dispatch services with the towns of Ashby and
Townsend.

Facilities and
Services

Short-term

Select Board, Town
Administrator

No

8.16 - Acquire the town’s streetlights from National
Grid and convert them to LED lighting that is
compliant with International Dark-Sky Association
(IDA) standards.

Facilities and
Services

Short-term

Select Board, Town
Administrator

Yes

8.21 – Develop a community engagement program
to educate residents on town issues, improve
communication between residents and town
government, and build trust among community
members

Facilities and
Services

Short-term

Select Board, Town
Administrator

No

2.10 - Consider the adoption of an inclusionary
zoning bylaw, as recommended in the Town’s
Housing Production Plan, for multi-family projects
and single-family subdivisions over a certain size
threshold. Utilize technical assistance provided by
Mass Housing Partnership (MHP) to develop the
bylaw.

Land Use and
Zoning

Intermediate

Planning Board, Affordable
Housing Committee

No

2.11 - Consider adopting a Low Impact Development
(LID) bylaw for managing stormwater on site and
assisting the Town in meeting the requirements of
the new EPA MS4 permit.

Land Use and
Zoning

Intermediate

Planning Board, DPW,
Conservation Commission

Yes

2.19 - Establish site development requirements and
guidelines to incorporate sustainable landscape
design and green infrastructure.

Land Use and
Zoning

Intermediate

Planning Board

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

3.6 - Develop an economic development strategy to
attract small businesses that build upon the Town’s
assets.

Economic
Development

Intermediate

3.9 - Establish the Route 113 Corridor as a
pedestrian-oriented corridor that stresses
walkability and bicycle accommodations over
automobile usage.

Economic
Development

Intermediate

3.14 - Establish a regional Food Hub and encourage
collaboration between the Agricultural Advisory
Board and the Economic Development Advisory
Committee to focus on agriculture as an economic
development component.

Economic
Development

4.4 - Add pedestrian benches, pedestrian scale
lighting, and other amenities such as water bottle
filling stations and street trees at appropriate
locations in order to encourage walking and
bicycling.

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

Economic Development
Advisory Committee,
Agricultural Advisory
Board, Historical
Commission
Planning Board, DPW

No

Intermediate

Economic Development
Advisory Committee,
Agricultural Advisory
Board

No

Transportation and
Circulation

Intermediate

DPW

Yes

4.6 - Consider establishing a bike-share program by
contracting with a private company that provides
the bikes and operates the system at no cost to the
town.

Transportation and
Circulation

Intermediate

Select Board

Yes

4.10 - Address the need for parking at the Prudence
Wright Overlook, Town Field and in the area around
the monuments at the rotary.

Transportation and
Circulation

Intermediate

Select Board

No

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

4.11 - Identify an appropriate location for a future
park and ride lot.

Transportation and
Circulation

Intermediate

Select Board, Town
Planner, DPW

Yes

5.5 - Utilize the Pepperell Affordable Housing
Committee, the Pepperell Housing Authority and
non-profit developers, such as the Coalition for a
Better Acre, Common Ground Development
Corporation, Inc., and Habitat for Humanity, to
develop local affordable housing development
capacity.

Housing

Intermediate

Affordable Housing
Committee

No

5.11 - Once the Community Preservation Act (CPA)
is adopted, finance the Affordable Housing Trust
initially through CPA funds and then use developer
funds in lieu of affordable housing units to increase
the availability of funding for future affordable
housing developments.

Housing

Intermediate

Select Board, Affordable
Housing Trust, Affordable
Housing Committee, and
Community Preservation
Committee (to be formed)

No

5.12 - Encourage the Pepperell Housing Authority to
work closely with the newly created Affordable
Housing Trust to determine how each entity’s
resources could be maximized in creating affordable
housing units.

Housing

Intermediate

Pepperell Housing
Authority, Affordable
Housing Trust (to be
formed)

No

6.13 - Implement the recommendations outlined in
the Pepperell Fields and Hard Courts Facilities
Master Plan as resources permit. The Recreation
Commission and Board of Health should assess
whether the use of artificial turf presents an
unacceptable health risk based on the latest
available research.

Open Space and
Recreation

Intermediate

Recreation Commission,
Board of Health

No
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

7.2 - The Town should pursue the listing of
qualifying properties on the National Register and
on MACRIS. There are many historic assets,
including buildings, monuments and cemeteries,
which are clearly eligible for inclusion. The Town
could apply for state grant funding to undertake this
work.

Natural and
Cultural Resources

Intermediate

Historical Commission

No

7.3 - Consider the establishment of one or more local
historic districts through the formation of a Historic
District Study Committee.

Natural and
Cultural Resources

Intermediate

Historical Commission

No

7.12 - Revise and update the Town’s development
regulations to strengthen environmental protection,
consider climate change, protect forested habitat,
and address water quality issues. Such changes
should include a more rigorous sedimentation and
erosion control plan, stormwater management
requirements, and provisions for low impact
development (LID) and green infrastructure. The
Town should also strengthen its local wetlands
bylaw.

Natural and
Cultural Resources

Intermediate

Planning Board,
Conservation Commission

Yes

8.11 - Work with the major cell phone carriers to
better understand coverage dead zones within
Pepperell and the infrastructure enhancements that
would be needed to address them.

Facilities and
Services

Intermediate

Select Board

No

8.18 - Consider retrofitting community facilities with
solar canopies or rooftop solar.

Facilities and
Services

Intermediate

Town Administrator,
Select Board

Yes
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Table 9.1 (cont’d): Recommendations and Implementation Timeframes and Responsibilities
Recommendation
Applicable Master Timeframe
Primary Responsibility
Plan Element

Does the
Recommendation
Benefit Climate
Change and
Sustainability?

8.20 - Implement the wastewater infrastructure
repairs identified in the recently completed Inflow
and Infiltration (I/I) study.

Facilities and
Services

Intermediate

DPW

Yes

3.7- Re-develop Railroad Square as a vibrant center
of economic activity that builds upon the Town’s
assets and vision.

Economic
Development

Long-term

Economic Development
Advisory Committee,
Select Board

No
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