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Meeting the Mission:
• Center equity in all work
• Eliminate exclusionary 

zoning
• Sustain opportunities for 

community to engage in 
planning 
decision-making 
processes

• Build multi-faceted 
partnerships, deepen 
engagement

• Increase housing 
production

Slide from Home Owners’ Loan Corporation maps
Greater Boston 1938 Map

National Archives and Records Administration
Mapping Inequality 2020



Trends:
- Proactive planning to meet 

statewide housing goals and 
requirements

- Inclusionary housing, 
municipal resources, site 
identification and 
preparation, rewriting 
zoning, working with 
developers to achieve goals

- Combating stereotypes, 
racism, and myths about 
housing and people who 
need housing

Slide from MA Department of Housing and Community 
Development presentation on MBTA Communities

November 2022



Reality:
- It can be challenging to: 

- Keep up with planning 
processes that are often 
strenuous and protracted

- Deliver consistent 
messages

- Stay the course
- Have courage and 

courageous 
conversations

Image from Mel King Institute training presentation
October 2022



Municipal Examples:
• Pepperell
• Cambridge
• Salem



Town of Pepperell
Andrew MacLean, Town Administrator

Jenny Gringas, Town Planner



Pepperell’s 
Affordable 
Housing 
Journey



How the 
Journey 
Started

2017-2020
• Comprehensive Master Plan

2021
• Revised Housing Production Plan

2022
• Created Affordable Housing Trust

2022
• Adopted Community Preservation Act



How we 
explained 

our Problem

Significant shortage of safe, decent, 
affordable homes, especially for seniors.

Housing prices are no longer affordable 
to families with modest incomes.

Many older adult households in Pepperell 
are housing cost burdened.

Pepperell has not updated its zoning to create 
affordable housing requirements.



Trying to 
state our 
case…

Only 130 affordable units in 
Pepperell’s housing inventory.

60% of Pepperell households 
would qualify for affordable 
housing based on AMI.

The Housing Authority currently 
has 5,554 total applicants on the 
waiting list.  



What was 
our 
process?

Public Information Sessions in 
collaboration with North Middlesex 
Council of Governments (NMCOG).

Public Information Sessions held 
by Affordable Housing Committee 
and Planning Staff

Public Meetings with Affordable 
Housing Committee and Planning 
Board

Numerous opportunities for Public 
Comment

Town Meeting Presentation



When it 
started to 
crash

●Local residents, including some staff, expressed 
concerns about scope and environmental issues.

●Many of their arguments were ill-informed, not true, 
and in direct contradiction to our Master Plan.

●The ‘anti’ group held their own public information 
sessions and created controversy and doubt with 
the public.

●The Town Moderator allowed a presentation by the 
‘anti’ group after our presentation on the zoning 
article.



Lessons 
Learned

●Every predictable negative argument needs to be run 
to ground.

●The ‘anti’ position is not afraid to lie to get their way 
and lies are ‘sticky.’  

●Collaboration is key – find a way to find common 
ground and reconcile competing interests.

●Consider conservation objectives along with 
environmental justice, livability, sustainability, and 
equity.  

●Adapt our land use policies to include these objectives 
with goal of improving overall sustainability of 
community.



City of Cambridge
Iram Farooq

Assistant City Manager for Community 
Development



City of Salem
Christine Madore, Former City Council 

President, Senior Development Manager, MHP



GETTING
TO YES
Housing Policy in Salem, MA



2018



MARCH 2019









APRIL 2019





JULY 2019





April 22, 2021



LESSONS LEARNED

ORGANIZE: 
Build your coalition first. 

STRATEGIZE: 
Identify core issue(s) and actionable steps. Develop tools for your advocates.

MOBILIZE: 
Activate coalition members advocacy opportunities arise.





Christine Madore
Senior Development Manager
cmadore@mhp.net
857-317-8538

MHP works with communities to create innovative policy and 
financing solutions that provide affordable homes and better lives for 
the people of MA.

Community 
Assistance

• Technical 
assistance

• 40B
• Trainings

Lending

• Financing for 
affordable rental 
projects

• Over $1.4B for 
over 27,000 units

ONE Mortgage

• First time 
homebuyers

• Fixed-rate,       
30-year 

• No PMI

Center for 
Housing Data

•• Collect, analyze 
& share info for 
effective policy 
creation



Jennifer Raitt, Executive Director

Northern Middlesex Council of Governments

jraitt@nmcog.org

Andrew MacLean, Town Administrator
Town of Pepperell

AMacLean@town.pepperell.ma.us 

Jenny Gingras, Town Planner
Town of Pepperell

JGringas@town.pepperell.ma.us

Iram Farooq, Assistant City Manager for Community 
Development

City of Cambridge
ifarooq@cambridgema.gov 

Christine Madore, Senior Development Manager
Massachusetts Housing Partnership

cmadore@mhp.net 
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