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Report by the Finance Committee Chair for Spring 2024 Town Meeting 
 

As we approach the spring of 2024, we reflect on the diligent efforts that have shaped the 
upcoming Town Meeting's agenda. Since November, the Finance Committee, in close 
collaboration with the Select Board and School Committee, embarked on a series of joint 
meetings. These gatherings, now in their second year, have become an invaluable platform for 
engaging with the Town’s Department Heads. Much of our discussions have centered on the 
pivotal task of planning the town’s $119,731,018 budget for Fiscal Year 2025, encompassing 
future planning and capital needs. 

This collaborative approach has not only fostered enhanced communication among the 
committees but has also provided profound insights into the budgetary and planning processes. 
The early involvement of the committees in the budgetary discussions has proven instrumental, 
allowing for a shared understanding and alignment of expectations. We are heartened by the 
positive feedback from all parties involved and are committed to sustaining this collaborative 
process in the years to come. Our gratitude extends to Jim Johnson and his team, alongside the 
Select Board and School Committee, for their partnership and dedication. 

In the months of February, March, and April, the Finance Committee diligently reviewed the 
Spring Town Meeting Warrant, focusing on the 14 Articles proposed for debate and voting. Our 
meetings were characterized by vibrant discussions and a spectrum of opinions, reflecting our 
collective commitment to the well-being of our town. These sessions, available for viewing on 
Walpole Media Corporation’s online platform, offer a window into our deliberative process and 
the diverse viewpoints among our members. 

Below, we present a summary of each article, including the committee's recommendations and 
the rationale behind our decisions. 

 
Article 2 
Article 2 presents a crucial proposition for the Town Meeting: the approval to allocate funds 
from available revenue sources to address an urgent need within the current fiscal year 2024 
budget. This need arises from a specific request by the School Department for $1,000,000 to 
undertake necessary repairs on the high school roof, which sustained significant damage during 
a storm in December 2023. 

Despite the expectation that these repair costs will be covered by an insurance claim, the 
constraints of Mass General Laws Chapter 44, Section 53, necessitate Town Meeting approval 
for expenditures exceeding $150,000 on insurance claims. The town is actively engaging with a 
third-party adjuster to manage the open insurance claim effectively. 

In line with the Town Administrator's guidance, the Finance Committee unanimously 
recommends Favorable Action. We propose the transfer of $1,000,000 from Free Cash to 



facilitate the timely repair of the high school roof during the summer months. This strategic 
move is made with the confident anticipation that the insurance claim reimbursement will be 
received in FY 2025, allowing these funds to be replenished to Free Cash by the end of the fiscal 
year. 

The Committee voted Favorable Action 10-0-0. 
 
Article 3 
 
Article 3 brings forth the approval of the Fiscal Year 2025 Budget. After extensive deliberations 
that commenced in November, the Finance Committee has examined the budget proposals 
from various departments and the Town Administrator. Our review process has culminated in a 
proposed budget that outlines a strategic plan for raising and allocating funds across the town's 
operational sectors. 

The proposed Fiscal Year 2025 Budget envisions a total of $119,731,018 to be sourced and 
allocated, encompassing revenue from taxation, the Ambulance Fund, Water and Sewer 
Enterprise Funds, and the Overlay. This carefully considered recommendation aims to balance 
the town's financial needs with our commitment to responsible fiscal management and service 
delivery to our community.  The represents a 4.4% increase over FY 2024. 

The Committee voted Favorable Action 10-0-0. 
 
Article 4 
Article 4 proposes that the Town Meeting consider approving the transfer of funds from the 
Retained Earnings of the Water & Sewer Enterprise Funds to provide additional funding for the 
current fiscal year. However, it is important to note that no specific requests for such transfers 
were made by the commissioners concerning this article. 

Given the lack of requests for fund transfers, the Finance Committee voted for No Action on 
Article 4.  
 
The Committee voted No Action 9-0-0. 
 
Article 5 
Article 5 requests Town Meeting to approve the raising and appropriation of funds, and/or 
transferring necessary funds to the Water Service Enterprise Fund. This is to ensure the 
efficient operation of the Town of Walpole Water Department for Fiscal Year 2025. Following 
thorough consideration and guided by the Commissioners' unanimous recommendations 
(voted 4-0-0) for the allocation of $6,220,600, the Finance Committee advocates for a Favorable 
Action. 

The Committee voted Favorable Action 9-0-0. 
 



Article 6: 
Article 6 requests Town Meeting to approve the raising and appropriation of funds, and/or 
transferring necessary funds to the Sewer Service Enterprise Fund. This is to ensure the efficient 
operation of the Town of Walpole Sewer Department for Fiscal Year 2025. Following thorough 
consideration and guided by the Commissioners' unanimous recommendations (voted 4-0-0) 
for the allocation of $6,132,440, the Finance Committee advocates for a Favorable Action. 

The Committee voted Favorable Action 9-0-0. 
 
Article 7: 
Article 7 addresses the transfer of funds to potentially offset any deficit in the Town’s Snow and 
Ice budget.  The past winter season presented us with minimal snowfall, allowing us to avoid a 
deficit in this specific budget area. 

Mindful of the unpredictability of weather in New England, and with a cautious nod to the 
possibility of a late surprise storm in April, I'll refrain from further commentary on our winter 
weather fortunes.  

The Committee voted No Action 9-0-0. 
 
Article 8: 
Article 8 addresses a straightforward yet important procedural matter for the Town Meeting: 
the transfer of funds for the payment of any unpaid bills from previous years. In this instance, 
it's noteworthy that upon review of the town's financial obligations it has revealed that there 
are no outstanding unpaid bills requiring approval for payment. 

The Committee voted No Action 12-0-0. 
 
Article 9: 
Article 9 proposes a specific financial transaction for the Town Meeting's consideration: the 
transfer of $527,235.01 from the PEG Access and Cable Related Fund to support the 
operational expenses of Walpole Media within the Town Budget for Fiscal Year 2024. It's 
essential to recognize that the PEG Access and Cable Related Fund's revenues are derived from 
a fee charged to subscribers of Cable and Fios services. Consequently, the financial support for 
Walpole Media's operations stems from these subscriber fees, not from taxpayer funds. 

The Committee voted Favorable Action 12-0-0. 
 
Article 10: 
Article 10 outlines a strategic initiative for the Town Meeting's consideration: to transfer the 
care, custody, and control of specified portions of land and buildings—currently overseen by 
the School Department, Water and Sewer Commissions, and other town boards and 
departments—to the Select Board. Achieving this initiative will require a two-thirds majority 
vote at the Town Meeting. 



The purpose of this transfer is to facilitate the potential leasing of these areas for solar panel 
and/or battery storage projects. Furthermore, the article empowers the Select Board to seek 
any necessary special legislation from the State to achieve these ends. 

The specific locations identified for this initiative include: 

 Walpole Middle School roof and parking lot, 
 SM Lorusso Field Complex parking lot, 
 The roof and parking lots of Walpole Central Fire Station, 
 Walpole Police Department 
 Town Hall roof and surrounding parking lots, 
 Jarvis Farm parking lot, and 
 Walpole High School roof and parking lot 

Should the Town Meeting approve this proposal, the Select Board will gain the authority to 
explore and potentially move forward with implementing solar panel and battery storage 
solutions on these town-owned properties. It's important to note that this authorization 
pertains solely to granting the Select Board control for the specified use case. Any subsequent 
agreements negotiated by the Select Board for the use of these spaces will require final 
approval from the Town Meeting through a separate vote.  

This forward-thinking proposal represents an opportunity for Walpole to embrace renewable 
energy solutions, potentially reducing energy costs and contributing to environmental 
sustainability. The Finance Committee supports this article, recognizing the benefits of 
exploring renewable energy options for the town's properties and the structured approach to 
ensuring community involvement and approval in the process. 
 
The Committee voted Favorable Action 12-0-0. 
 
Article 11: 
Article 11 proposes a thoughtful amendment to Section 88-3 of the General Bylaws of the 
Town, aimed at modernizing and economizing the distribution of the Town Warrant. The 
current bylaw mandates the distribution of the Warrant to each residence within the town—a 
practice that, while thorough, incurs significant printing and mailing costs. The proposed 
amendment seeks to replace this requirement with a more flexible and cost-effective approach: 
making the Warrant readily available on the Town’s official website, while also ensuring hard 
copies are accessible at the Town Hall and Library for those who prefer or require a physical 
version. Additionally, residents will have the option to request a hard copy directly from the 
offices of the Town Administrator or Town Clerk. 

This change reflects a conscious effort to leverage digital platforms for information sharing, 
significantly reducing the financial burden of printing and mailing, without compromising the 
accessibility of important town information. It recognizes the growing trend towards digital 



consumption of information, while still accommodating those who may not have easy access to 
online resources. 

The discussion around this article within the Finance Committee highlighted varying 
perspectives, with a significant debate culminating in a majority vote in favor of the 
amendment. However, it's important to note that dissent was expressed by a committee 
member who argued that the costs associated with the current distribution method were 
minimal in the context of the town's nearly $120 million budget. This member advocated for 
maintaining the direct mailing to ensure comprehensive access to information for all residents. 

This proposal, acknowledging the diversity of needs and preferences within our community, 
aims to strike a balance between cost-efficiency and accessibility. It invites the Town Meeting 
to consider the benefits of digital distribution alongside the provision of hard copies, ensuring 
that all residents continue to have easy access to vital town information. 
 
The Committee voted Favorable Action 11-1-0. 
 
Article 14: 
Article 14 introduces a Citizen's Petition aimed at enhancing the quality of life for residents near 
the Summer Street Railroad Crossing. This initiative seeks to establish a Quiet Zone in response 
to the increased train traffic following the introduction of the Foxboro Commuter Rail line in 
2019. The petition highlights the community's concern over the noise disruption caused by the 
mandatory sounding of train horns at the crossing. 

Upon review, town counsel provided crucial insights regarding the scope of the Town Meeting's 
authority. While the Town Meeting can authorize the allocation of funds for specific projects, it 
cannot compel the Select Board to undertake the actions proposed in the petition. The 
authority to petition for the establishment of a Quiet Zone rests exclusively with the Select 
Board, contingent on their assessment of the project's necessity and benefit to the Town of 
Walpole. 

Considering the town counsel's advice and following discussions with the petitioner, the 
Finance Committee has voted to refer the article back to the petitioner, encouraging further 
collaboration with the Select Board. This process aims to refine the proposal and align it more 
closely with the procedural and regulatory requirements for establishing a Quiet Zone. 

The Committee voted Refer Back to petitioner 10-0-0. 
 
Articles 12 & 13: 
As we approach the upcoming Town Meeting, it's important for residents and members to be 
well-informed about all articles, including Articles 12 and 13, which the Finance Committee has 
yet to review. Our standard procedure dictates that we do not deliberate on or vote on any 
article until it has been thoroughly reviewed and voted on by the relevant town board or 



committee. To this end, we have scheduled a hearing for these articles on April 8th, shortly 
following the Planning Board's public hearing on April 4th. 

Article 12 Overview: This article proposes a significant amendment to the town's Zoning 
Bylaws, aiming to establish Section 5-J: Inclusionary Zoning Requirements. While similar 
versions of this bylaw change have been proposed previously, they were referred back 
prior to a vote at the Town Meeting. The intent behind Article 12 is multifaceted: to 
create high-quality, affordable housing units for low or moderate-income households; to 
diversify housing options in Walpole; to ensure the equitable distribution of affordable 
housing across the town, preventing overconcentration; to protect low and moderate-
income residents from displacement; and to assist the town in meeting local housing 
needs as outlined in Mass General Law, chapter 40B, sections 20 through 23. 

Article 13 Overview: This article responds to a state-mandated zoning change for MBTA 
Communities, designed to foster the development of multi-family housing in areas 
accessible to public transportation. This state-led initiative seeks to alleviate the housing 
crisis by making affordable housing more accessible and supporting sustainable 
community growth. Approval of Article 13 would modify zoning to allow multi-family 
housing as a permitted use by right in designated districts, aligning with efforts by other 
communities in the MBTA service area that have faced similar mandates. 

Given the significance of these articles and their potential impact on the town, we strongly 
encourage all residents and Town Meeting members to engage in the upcoming Planning Board 
and Finance Committee meetings. These sessions will be pivotal in shaping the discussion and 
decisions on Articles 12 and 13. For comprehensive understanding and insights, please consider 
attending the meetings or tune into Walpole Media’s YouTube channel. Your informed 
participation is invaluable as we navigate these important considerations for our community's 
future. 

Conclusion 

Thank you for taking the time to review this booklet. Your engagement and interest in our 
town's fiscal health and future are invaluable. Should you wish to delve deeper, ask specific 
questions, or share your insights, we warmly invite you to the Finance Committee's public 
hearing. This important gathering will take place at the Town Hall on May 2, 2024, at 7:00 pm. 

This spring, the Finance Committee was composed of 12 dedicated members, while the Town 
Bylaws stipulate a full roster of 15 members. If contributing to the stewardship of our town's 
finances and governance interests you, we wholeheartedly encourage you to reach out to the 
Town Moderator to express your interest in an appointment to the Finance Committee. 

Speaking from personal experience, having lived nearly my entire life in Walpole, I was once 
vocal in my critique of town governance and fiscal decisions, all before truly understanding the 
inner workings of town government. Joining the Finance Committee marked the beginning of 



an exceptionally rewarding journey for me. It not only broadened my understanding but also 
significantly deepened my appreciation for the collective efforts of our town's volunteers, be 
they committee members or elected officials. Furthermore, my respect for the dedication and 
hard work of our town employees — including those in the police, fire, DPW, and schools, 
among others — has grown immensely. These individuals serve our community with steadfast 
commitment. If you've ever considered getting involved, I wholeheartedly encourage you to do 
so. Volunteering can profoundly impact our community, and your contribution would be most 
valuable. 

On behalf of the Finance Committee, thank you again. 
 

Dennis 
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FY 2024 % OF FY 2025 % OF
FUNCTION FIN COMM. TOTAL FIN COMM. TOTAL 

RECOMMEND FY 2024 RECOMMEND FY 2025
 

General Government 6,138,381 5% 6,299,987 5%

Schools - Local 53,297,010 47% 55,587,371 46%

Schools - Regional 1,830,000 2% 2,039,000 2%

Public Safety 13,287,334 12% 14,005,422 12%

Public Works 5,991,570 5% 6,101,812 5%

Health & Human Services 872,915 1% 879,102 1%

Culture & Recreation 2,138,420 2% 2,177,617 2%

Assessments & Fringe Benefits 23,122,714 20% 24,888,723 21%

Debt 7,752,057 6% 7,751,984 6%

TOTAL BUDGET 114,430,401 100.00% 119,731,018 100%

TABLE I
PERCENTAGE OF OPERATING BUDGET BY FUNCTION

FY 2024 AND  FY 2025



 

 

 

 

 

 

 

APPROPRIATION BUDGET ARTICLE TOTAL

GENERAL GOVERNMENT 6,299,987 0 6,299,987
 
PUBLIC SCHOOLS 57,626,371 0 57,626,371

PUBLIC SAFETY 14,005,422 0 14,005,422
 
PUBLIC WORKS 6,101,812 0 6,101,812

PUBLIC HEALTH AND HUMAN SERVICES 879,102 0 879,102

CULTURE  AND RECREATION 2,177,617 0 2,177,617

ASSESSMENTS & FRINGE BENEFITS 24,888,723 0 24,888,723

DEBT SERVICE 7,751,984 0 7,751,984

OVERLAY  500,000 0 500,000

STATE & COUNTY ASSESSMENT 1,853,022 0 1,853,022

MISC & CONTINGENCIES 87,878 1,000,000 1,087,878

TOTAL GENERAL FUND 122,171,918 1,000,000 123,171,918

WATER ENTERPRISE FUND 6,220,600 0 6,220,600
SEWER ENTERPRISE FUND 6,132,440 0 6,132,440

  

TOWN TOTAL 134,524,958 1,000,000 135,524,958

TABLE II
       ALLOCATION OF TOTAL APPROPRIATIONS

  RECOMMENDED BY   FINANCE COMMITTEE BY TYPE
   FOR SATM  24



 

 

 

 

 

 

 

 

 

 

 

 

 
SOURCE FY2024 PERCENTAGE FY2025 PERCENTAGE

OF TOTAL OF TOTAL

Motor Vehicle Excise 4,280,000 4% 4,400,000 4%

Departmental Revenue 5,258,936 4% 5,644,000 5%

State Aid 12,047,607 10% 13,334,909 11%

Other Available Funds 3,335,147 3% 3,446,383 3%

Free Cash 0 0% 0 0%

Property Tax 92,351,656 79% 95,346,626 78%

 
TOTAL 117,273,346 100% 122,171,918 100%

          TABLE III
TOTAL TOWN FUNDING ALLOCATION BY SOURCE

                   FY 2024 AND FY 2025
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SPRING TOWN MEETING WARRANT 2024 

TOWN OF WALPOLE 
COMMONWEALTH OF MASSACHUSETTS 

Norfolk, ss. 
 
To any constable in the Town of Walpole 
 
Greetings: 
 
In the name of the Commonwealth of Massachusetts, you are hereby directed to notify the inhabitants of the 
Town of Walpole, qualified to vote in elections in town affairs, to meet at the Walpole High School located at 
275 Common Street in said Walpole on: 
 

THE FIRST MONDAY IN MAY, IT BEING THE 
SIXTH DAY OF SAID MONTH, 2024  

 
at 7:30 p.m. then and there to see if the Town will vote to amend the Bylaws and Zoning Bylaws and act on the 
following articles: 
 
ARTICLE 1:  To hear and act on the report of any committee or to choose any committee the Town may 
think proper and transact any other business that may legally come before the Town.  (Petition of the Select Board) 
 
ARTICLE 2:  To see if the Town will vote to transfer from available funds a supplemental sum or sums 
of money to the various capital accounts or departmental operating budgets for Fiscal Year 2024 (July 1, 2023 to 
June 30, 2024), and to see what departmental budgets for Fiscal Year 2024, if any, may be reduced to offset said 
appropriations or to address any other reductions in funding, or do or act anything in relation thereto.  (Petition 
of the Select Board). 
 
Favorable Action (10-0-0)* 
 
ARTICLE 3:  To see if the Town will vote to fix the salary and compensation for elected officials of the 
Town as provided for by the General Laws, Chapter 41, Section 108, for their services for the fiscal year 
commencing July 1, 2024, approve the new salary schedule as on file in the office of the Town Clerk and to see 
what sum or sums of money the Town will raise and appropriate or transfer from available funds to defray 
departmental and incidental expenses of the Town for the fiscal year commencing July 1, 2024 not otherwise 
provided for, or do or act anything in relation thereto. (Petition of the Select Board) 
 
Favorable Action (10-0-0)* 
 
ARTICLE 4:  To see if the Town will vote to transfer a supplemental sum or sums of money from the 
Retained Earnings of the Water or Sewer Enterprise Funds to be used as an additional funding source for the 
Fiscal Year 2024 Water or Sewer Department operational budgets, respectively, or take any action in relation 
thereto. (Petition of the Sewer and Water Commission). 
 
No Action – (9-0-0)* 
 
ARTICLE 5:  To see if the Town will vote to raise and appropriate and/or transfer from available funds 
a sum of money to the Water Service Enterprise Fund to operate the Town of Walpole Water Department for the 
fiscal year commencing July 1, 2024, or do or act anything in relation thereto. (Petition of the Sewer and Water 
Commissioners). 
 
Favorable Action – (9-0-0)* 



 
 

 

 
ARTICLE 6:  To see if the Town will vote to raise and appropriate and/or transfer from available funds 
a sum of money to the Sewer Service Enterprise Fund to operate the Town of Walpole Sewer Department for the 
fiscal year commencing July 1, 2024, or do or act anything in relation thereto. (Petition of the Sewer and Water 
Commissioners). 
 
Favorable Action – (9-0-0)* 
 
ARTICLE 7:   To see if the Town will vote to raise and appropriate and/or transfer from available funds 
a sum of money to offset the financial impact of the snow and ice deficit on the current year tax levy, or do or act 
anything in relation thereto. (Petition of the Select Board). 
 
No Action – (9-0-0)* 
 
ARTICLE 8:  To see if the Town will vote to raise and appropriate and/or transfer from available funds 
such sum or sums of money as may be required for payment of unpaid bills of previous years incurred by the 
departments, boards and officers of the Town of Walpole, or do or act anything in relation thereto. (Petition of 
the Select Board). 
 
No Action – (12-0-0)* 
 
ARTICLE 9:  To see if the Town will vote to raise and appropriate and/or transfer from available funds, 
including the PEG Access and Cable Related Fund authorized by General Laws Chapter 44, Section 53F¾, a sum 
of money as a grant to the Walpole Media Corporation to operate the Walpole Cable Access and PEG Channels 
in FY2025, or do or act anything in relation thereto.  (Petition of the Select Board). 
 
Favorable Action – (12-0-0)* 
 
ARTICLE 10:         To see if the Town will vote to transfer the care, custody and control of a portion or portions 
of the parcels of land and buildings thereon listed below, some of which are in the care and custody of the School 
Department for school purposes or the Water and Sewer Commission for water supply protection purposes, or 
any other board or officer having custody thereof for the purposes for which they are held, to such boards and 
committees for such purposes and to the Select Board for the purpose of leasing for solar and/or battery storage 
purposes; and, to authorize the Select Board to petition the General Court for special legislation as may be 
necessary therefore; such parcels being:   

 
Property Description Street Assessor Parcel (MBLU) 
Walpole Middle School roof and 

parking lot 
625 Washington St. 27-250 

 
SM Lorusso Field Complex 

parking lot 
2400 Main St. 55-99-1 

Walpole Central Fire Station roof 
and parking lot 

20 Stone St. 33-35, 33-36, 33-37 

Walpole Police Department 50 South St. 33-127 
Town Hall roof and surrounding 

parking lots 
135 School St. 33-38 

Jarvis Farm parking lot 691 Common St. 48-11 
Walpole High School roof and 

parking lot 
275 Common St. 34-222, 41-58, 41-60, 42-306 

 



 
 

 

and to authorize the Select Board, from time to time, to lease said parcels and buildings and to grant access, utility 
and related easements thereon for the purposes of installation and operation of third-party owned solar 
photovoltaic facilities, solar battery storage, and ancillary equipment, and, further, to authorize the Select Board 
to negotiate and enter into power purchase agreements for the purchase of energy and/or solar energy credits 
generated by such facilities and, pursuant to G.L. c. 59, §5 (Clause Forty-Fifth), agreements for payments in lieu 
of taxes, with all such agreements to be for terms of up to 30 years and on such other terms and conditions as the 
Select Board deems in the best interest of the Town; and further, to authorize the Select Board to negotiate and 
enter into any ancillary contracts and/or to take such other actions as the Select Board may deem necessary or 
convenient to effectuate the purposes of the foregoing agreements, or do or act anything in relation thereto. 
 (Petition of the Select Board) 
 
Favorable Action – (12-0-0)* 
 
ARTICLE 11:  To see if the Town will vote to amend Section 88-3 of the General Bylaws as set forth 
below, with strikethrough language to be deleted and underlined language to be inserted: 

  
The Finance Committee shall act, on all articles on the Warrant, as an advisory committee to the Town and shall 
report in writing its recommendations. These recommendations shall be distributed to each residence, not later 
than seven days prior to each Annual or Special Town Meeting, be posted on the Town’s official website, with 
hard copies available at the Town Hall, Walpole Co-operative Bank South Street Center and the Library, and 
available upon request from the offices of the Town Administrator or Town Clerk. 
 
Or do or act anything in relation thereto. (Petition of the Select Board) 
 
Favorable Action – (11-1-0)* 
 
ARTICLE 12:  To see if the Town will amend its Zoning Bylaws to establish Section 5-J: Inclusionary 
Zoning Requirement, as written herein, or do or act anything in relation thereto. (Petition of the Planning Board) 
 
Section 5-J. INCLUSIONARY HOUSING REQUIRMENT 
 

1. Purpose 
 
The purposes of the Inclusionary Housing Requirement Bylaw are to produce high-quality dwelling 
units affordable to low- or moderate-income households, to encourage the provision of more housing 
choices in Walpole, to promote geographic distribution of affordable housing units throughout the Town 
and avoid over-concentration, to prevent the displacement of low- or moderate-income residents of 
Walpole, to assist the Town in addressing "local housing need" as defined in MGL c. 40B, §§ 20 
through 23. 

 
2. Definitions 

 
As used in this bylaw, the following shall have the definitions indicated: 

 
ACCESSIBLE - As applied to the design, construction, or alteration of a dwelling unit, accessible 
housing is a housing unit that can be approached, entered, and used by individuals with mobility 
impairments. 

 
AFFORDABLE HOUSING RESTRICTION - A contract, mortgage agreement, deed restriction, or 
other legal instrument, acceptable in form and substance to the Town of Walpole, that effectively 
restricts occupancy of an affordable housing unit to a qualified purchaser or qualified renter, and which 
provides for administration, monitoring and enforcement of the restriction during the term of 



 
 

 

affordability. An affordable housing restriction shall run with the land in perpetuity or for the maximum 
period of time allowed by law, so as to be binding on and enforceable against any person claiming an 
interest in the property. An affordable housing restriction shall be enforceable under the provisions of 
MGL c. 184, § 32, and be approved by the Executive Office of Housing and Livable Communities, or 
their successor, through the Local Initiative Program. 

 
AFFORDABLE HOUSING UNIT - A dwelling unit that is affordable to and occupied by a low- or 
moderate-income household, meets the definition of low- or moderate-income housing at 760 CMR 
56.02, and is eligible for inclusion in the Chapter 40B Subsidized Housing Inventory through the Local 
Initiative Program. 

 
DWELLING UNIT - A dwelling unit or a unit within an assisted-living facility. 

 
LOCAL INITIATIVE PROGRAM - A program administered by the Massachusetts Executive Office of 
Housing and Livable Communities (EOHLC), pursuant to 760 CMR 56.00 et seq. and the Local 
Initiative Program Guidelines to develop and implement local housing initiatives that produce low- and 
moderate-income housing. 

 
LOW- OR MODERATE-INCOME HOUSEHOLD - A household with income at or below 80% of area 
median income, adjusted for household size, for the metropolitan or non-metropolitan area that includes 
the Town of Walpole as determined annually by the U. S. Department of Housing and Urban 
Development (HUD). 

 
MAXIMUM AFFORDABLE PURCHASE PRICE OR RENT - A selling price or monthly rent, 
exclusive of utilities, that meets the maximum purchase price or rent guidelines of the Local Initiative 
Program. 

 
QUALIFIED PURCHASER - A low- or moderate-income household that purchases and occupies an 
affordable housing unit as its principal residence. 

 
QUALIFIED RENTER - A low- or moderate-income household that rents and occupies an affordable 
housing unit as a tenant. 

 
SUBSIDIZED HOUSING INVENTORY - The Executive Office of Housing and Livable Communities 
Chapter 40B Subsidized Housing Inventory as provided in 760 CMR 56.02. 

 
3. Applicability 

 
a. This bylaw applies to all developments involving the creation of six or more dwelling units or six 

or more lots for residential use. Developments may not be segmented to avoid compliance with 
this bylaw. 
 

b. This bylaw does not apply to any development under Subdivision Control Law, nor will it 
conflict with the requirements established for Age Qualified Villages already permitted within 
these Zoning Bylaws.  
 

4. Mandatory provision of affordable housing units 
 
In any development subject to this bylaw, the sixth housing unit and every seventh unit thereafter shall 
be an affordable housing unit. Nothing in this section shall preclude a developer from providing more 
affordable housing units than required under the provisions of this bylaw. 

 



 
 

 

5. Methods of providing affordable housing units 
 
The Planning Board, in its discretion, may approve one or more of the following methods, or any 
combination thereof, for the provision of affordable housing units by a development that is subject to 
this bylaw: 
 

a. The affordable housing units may be constructed or rehabilitated on the locus of the 
development. 
 

b. The affordable housing units may be constructed or rehabilitated on a locus different than that of 
the development. The Planning Board, in its discretion, may allow a developer of non-rental 
dwelling units to develop, construct or otherwise provide affordable units equivalent to those 
required by this bylaw in an off-site location in the Town of Walpole. All requirements of this 
bylaw that apply to on-site provision of affordable units shall apply to provision of off-site 
affordable units. In addition, the location of the off-site units shall be approved by the Planning 
Board as an integral element of the development’s site plan review and approval process. 

 
6. Administration, location of affordable units, selection of purchasers or renters 

 
a. The Planning Board shall be charged with administering this bylaw and shall be reviewed within 

the process of Site Plan Review. At the Board’s discretion they shall promulgate rules and 
regulations to implement the provisions of this bylaw, including but not limited to submission 
requirements and procedures, methods of setting the maximum affordable sale price or rent, 
minimum requirements for a marketing plan, and documentation required by the Town to qualify 
the affordable housing units for listing on the Chapter 40B Subsidized Housing Inventory. 
 

b. Affordable dwelling units shall be dispersed throughout the building(s) in a development and 
shall be comparable to market housing units in terms of location, quality and character, room 
size, bedroom distribution, and external appearance. 

 
c. The selection of qualified purchasers or qualified renters shall be carried out under an approved 

marketing plan. The duration and design of this plan shall reasonably inform all those seeking 
affordable housing, both within and outside the Town, of the availability of such units. The 
marketing plan must describe how the applicant will accommodate local preference 
requirements, in a manner that complies with the nondiscrimination in tenant or buyer selection 
guidelines of the Local Initiative Program. To the maximum extent permitted by law, including 
the regulations of EOHLC, any development permitted hereunder shall include a condition that a 
preference for existing Walpole residents, Town of Walpole employees, employees of Walpole 
businesses, and families of students attending Walpole schools shall be included as part of the 
lottery and marketing plan for the affordable units. 

 
 
 
 
 
 
 
 
 
 
 
 



 
 

 

7. Timing of construction 
 

a. Where feasible, affordable housing units shall be provided coincident to the development of 
market-rate units, but in no event shall the development of affordable units be delayed beyond 
the schedule below. Fractions of units shall not be counted. 

Percentage of Market-Rate Units Percentage of Affordable Housing Units 

Up to 30% None required 

30% plus 1 unit At least 10% 

Up to 50% At least 30% 

Up to 75% At least 50% 

75% plus 1 unit At least 70% 

Up to 90% 100% 

b. Certificates of occupancy for any market-rate housing units shall be issued at a ratio of 
certificates of occupancy for required affordable housing units or fees paid in lieu of units in 
accordance with the schedule above. 
 

8. Preservation of affordability and restrictions on resale 
 

a. An affordable housing unit created in accordance with this bylaw shall be subject to an affordable 
housing restriction or regulatory agreement that contains limitations on use, resale and rents. The 
affordable housing restriction or regulatory agreement shall meet the requirements of the Local 
Initiative Program, and shall be in force for the maximum period allowed by law. 
 

b. The affordable housing restriction or regulatory agreement shall be enforceable under the 
provisions of MGL c. 184, § 32. 

 
c. The Planning Board shall require that the applicant comply with the mandatory provision of 

affordable housing units and accompanying restrictions on affordability, including the execution 
of the affordable housing restriction or regulatory agreement. 

 
d. All documents necessary to ensure compliance with this bylaw shall be subject to the review and 

approval of the Planning Board and, as applicable, Town Counsel. Such documents shall be 
executed prior to and as a condition of the issuance of any certificate of occupancy. 
 

9. Severability 
 

a. To the extent that a conflict exists between this bylaw and other bylaws of the Town of Walpole, 
the more restrictive provisions shall apply. 
 

b. If a court of competent jurisdiction holds any provision of this bylaw invalid, the remainder of the 
bylaw shall not be affected thereby. The invalidity of any section or sections, or parts of any section 
or sections, of this bylaw shall not affect the validity of the remaining sections or parts of sections 
or the other bylaws of the Town of Walpole. 

 
Recommendation at Town Meeting* 



 
 

 

 
ARTICLE 13:  To see if the Town will amend its Zoning Bylaws, Section 4: Establishment of District, 
establish a new Section 16: MBTA Communities Multifamily Overlay District, and amend Section 14: 
Definitions, as written herein, or do or act anything in relation thereto (Petition of the Select Board) 
 
SECTION 4: ESTABLISHMENT OF DISTRICTS 
 
1. Classes of Districts (add the following to the list of Overlay Districts) 
 

MCMOD MBTA Communities Multifamily Overlay District 
 
2. Purposes of Districts (add the following new paragraph (5) to Subsection C, Overlay Districts) 
 

(5) MCMOD – The purposes of this district are to comply with G.L. c. 40A, § 3A, known as the “MBTA 
Communities Law,” and achieve other purposes as described under Section 16 of this Bylaw.  

 
3 Location of Districts (add the following new Subsection E) 
 

E. The MCMOD is shown on the map entitled, MBTA Communities Multifamily Overlay District, dated 
May 6, 2024 and on file with the Town Clerk. 

 
SECTION 16. MBTA COMMUNITIES MULTIFAMILY OVERLAY DISTRICT  
 

1. Purposes 

The purpose of the MBTA Communities Multifamily Overlay District (MCMOD) is to allow multifamily 
housing development in accordance with G.L. c. 40A, § 3A and the Section 3A Compliance Guidelines of the 
Executive Office of Housing and Livable Communities (EOHLC), as may be amended from time to time. In 
addition, Section 16 is intended to encourage:  

 
A. New or redeveloped housing in close proximity to the Downtown Walpole commuter rail station; 
B. A mix of housing sizes and types in walkable areas to promote public health, reduce greenhouse gases, 

improve air quality, and concentrate development where adequate facilities and services exist to support 
it;  
 

C. Creation of housing in Walpole that is permanently available to and affordable by low- and moderate-
income households; 
 

D. New investment in housing and mixed-use development that can support the revitalization of Downtown 
Walpole. 
 

2. Establishment of District 
 
The MCMOD is shown on the map entitled, MBTA Communities Multifamily Overlay District, and dated 
May 6, 2024, on file with the Town Clerk. The MCMOD contains the following sub-districts, all of which 
are shown on the map of the MCMOD: 
 
Subdistrict 1/Central Core  
Subdistrict 2/Outer Core 



 
 

 

 
3. Applicability 

 
A. The requirements of the underlying zoning district(s) shall remain in full force and effect except for 

development proposed under this Section 16. Within the boundaries of the MCMOD, a developer may 
elect to develop a project in accordance with the MCMOD, or to develop a project in accordance with the 
requirements of the regulations for use, dimension, and all other provisions of the Zoning Bylaw governing 
the underlying zoning district(s). 
 

B. Unless otherwise regulated within this Section 16, all use, dimension, and all other provisions of the 
Zoning Bylaw shall remain in full force. Where the MCMOD authorizes uses not otherwise allowed in 
the underlying district, the provisions of the MCMOD shall control.  
 

C. An Applicant proposing any development under this Section 16 shall obtain MCMOD Development Plan 
Approval from the Planning Board prior to issuance of a building permit.  
 

4. Use Regulations 

The following use regulations shall apply in the MCMOD.  
Table of MCMOD Use Regulations 
Use Central Core Outer Core 
Dwelling, multifamily* Yes Yes 
Mixed-use development, subject to the requirements 
of Section 7 below 

Yes Yes 

Off-street parking accessory to a multifamily or 
mixed-use development, subject to Section 9(D) 
below 

Yes Yes 

*Note. For purposes of this Section 16, multifamily dwelling shall include any building with three or more 
residential dwelling units or two or more buildings on the same lot with more than one residential dwelling unit 
in each building 
 

5. Density and Dimensional Regulations 

Table of Density and Dimensional Regulations 
Requirement Central Core Outer Core 
Minimum lot area  6,000 8,000 
Maximum lot coverage 90% 40% 
Minimum required open space 0% 30% 
Maximum height   
     Stories (maximum) 4 2.5 
      Feet (maximum) 50 35 
Minimum frontage  50 75 
Required setbacks:   
     Front (minimum-maximum) 0 / 10 30 
     Side 10 10 
     Rear 10 30 
     Corner Lot   
Maximum units per acre 45 20 

 



 
 

 

A. In the Central Core subdistrict, for a Mixed-Use Development in accordance with Section 7 below, the 
maximum height shall be 5 stories and 60 feet. 
 

B. Exceptions. Vertical projections or roof structures that house elevators, stairways, tanks, ventilating fans, 
or similar equipment required to operate and maintain the building, or to fire or parapet walls, skylights, 
towers, steeples, flagpoles, chimneys, smokestacks, water tanks, wireless, radio or television masts, silos, 
energy generation and conservation apparatus, or similar unoccupied features, may be erected above the 
height limits in this Section 16 provided the structures are in no way used for living purposes and do not 
constitute more than 25% of the ground floor area of the building. 
 

C. More than one residential or accessory building or structure shall be allowed on a lot in the MCMOD. 
Buildings shall be separated by a minimum of 20 feet unless the Fire Chief requires a greater separation 
to comply with the Massachusetts Fire Code.   
 

6. Affordable Housing 

Any residential or mixed-use development in the MCMOD shall provide affordable units in accordance with 
the following: 

 
A. Basic Requirements. 

(1) In any multifamily development under Section 16 resulting in a net increase of 10 or more dwelling 
units on any parcel or contiguous parcels comprising a proposed development site, at least 10 
percent of the dwelling units shall be affordable units. Fractions shall be rounded down to the next 
whole number. 

(2) Developments shall not be segmented to avoid compliance with this Section 16. Segmentation 
shall mean one or more divisions of land that cumulatively result in a net increase of ten or more 
lots or dwelling units above the number existing 36 months earlier on any parcel or set of 
contiguous parcels held in common ownership on or after the effective date of this Section 16. 

(3) All the affordable units required in a proposed development shall be located within the 
development site (“on-site units”). 
   

B. Affordable Unit Location and Standards.  
(1) Affordable units shall be dispersed throughout a project. They shall be indistinguishable from and 

comparable to the market-rate units in construction quality and exterior design. The number of 
bedrooms in affordable units shall be comparable to the bedroom mix in market-rate units in the 
development. 

(2) The affordable units must have the same access to all on-site amenities as the market-rate units. 
(3) All affordable units must be constructed and occupied concurrently with or prior to the 

construction and occupancy of market rate units or development. In phased developments, 
affordable units may be constructed and occupied in proportion to the number of units in each 
phase of the project. 
 

C. Tenant or Homebuyer Selection.  
(1) The selection of qualified purchasers or qualified renters shall be carried out under an Affirmative 

Fair Housing Marketing Plan (AFHMP) submitted by the applicant and approved by the Planning 
Board. The AFHMP shall comply with the Executive Office of Housing and Livable Communities 



 
 

 

(EOHLC) Local Initiative Program (LIP) guidelines in effect on the date of the site plan review 
application to the Planning Board. 

(2) Local Preference for Affordable Units. The applicant shall comply with local preference 
requirements, if any, established by the Planning Board, subject to an Affirmative Fair Housing 
Marketing Plan approved by the Executive Office of Housing and Livable Communities (EOHLC) 
Local Action Unit (LAU) Program. 
 

D. Term of Affordability.  
(1) All affordable units created under this Section 16 shall be subject to an affordable housing 

restriction approved by the Planning Board, Town Counsel, and the Executive Office of Housing 
and Livable Communities (EOHLC). The restriction shall run with the land in perpetuity under 
G.L. c. 184, §§ 31-33 and shall be recorded with the Norfolk County Registry of Deeds or Registry 
District of the Land Court prior to issuance of a building permit.  

(2) The affordable housing restriction shall be a condition of zoning compliance and shall be 
incorporated within the Planning Board’s MCMOD Development Plan Approval decision.  
 

7. Mixed-Use Development 
 

A. A Mixed-Use Development in the MCMOD shall be permitted if it complies with all of the requirements 
of this Section 16(7). 
 

B. The nonresidential component of the development shall include one or more of the following:  
(1) Workshop or studio of an artist, artisan, or craftsperson, which may include as an accessory use 

retail sales limited to products constructed on the same premises  
(2) Bank 
(3) Business or professional office 
(4) Medical or dental office 
(5) Personal service establishment providing specialized goods or services frequently used by 

consumers, such as a hair salon or barber shop, garment or shoe repair, tailoring dry cleaning 
service, or other similar establishments. 

(6) Restaurant, with service of alcoholic beverages, or with no service of alcoholic beverages, with or 
without outdoor dining as an accessory use 

(7) Bakery, café, deli, or walk-in fast-food service 
(8) Retail sales or service with a maximum gross floor area not exceeding15,000 sq. ft. 
(9) Small-scale grocer or specialty food store with a maximum gross floor area not exceeding 15,000 

sq. ft.  
 

C. The nonresidential uses shall be located only on the ground floor of the front façade facing the street or 
other public space, such as public park, plaza, or sidewalk. 
 

D. Access to and egress from multifamily units above the ground floor shall be clearly differentiated from 
access to other uses, e.g., using separate entrances from the building or within a lobby area shared by 
different uses within the building. 
 



 
 

 

E. Paved pedestrian access from the residential component shall be provided to residential parking and 
amenities and to the public sidewalk, as applicable. 
 

F. Mixed-use development in the MCMOD shall be exempt from the Section 5.B.1, Schedule of Uses, 
subsection 3.g.i.  
 

8. MCMOD Development Plan Approval 
 

A. Development within the MCMOD shall be subject to Site Plan Review under Section 13 of this Bylaw 
except as noted under Subsection 9 below.   
 

B. Pre-Application. The Applicant is encouraged to request an informal pre-Application meeting with the 
Director of Community and Economic Development before filing an Application with the Town Clerk. 
The purpose of pre-Application review is to obtain advice and comments from Town staff and verify all 
applicable submission requirements. 
 

C. Criteria for Conditional Approval. The Planning Board may impose reasonable conditions on a 
Development as necessary to ensure compliance with the requirements of this Section 16, or to mitigate 
any extraordinary adverse impacts of the Development on nearby properties, provided that the Board’s 
conditions do not unduly restrict opportunities for housing development by adding unreasonable costs or 
by unreasonably impairing the economic feasibility of a proposed Development. 
 

D. Time Limit. MCMOD Development Plan Approval shall remain valid and shall run with the land 
indefinitely provided that construction has commenced within three years after the Planning Board issues 
the decision, excluding time required to adjudicate any appeal from the Planning Board’s decision. The 
time for commencing construction shall also be extended if the Applicant is actively pursuing other 
required permits for the project, or if there is good cause for the Applicant’s failure to commence 
construction, or as may be provided in an approval for a multi-phase Development under this Section 16. 
 

9. Site Development Standards 
 

A. Developments in the MCMOD shall conform to the standards in this Section 16 and the following: 
(1) Section 7, Signs; 
(2) Section 8, Parking Regulations, except as modified below;  
(3) Drainage Standards under Subsection 11 of Section 13, Site Plan Review.  

 
B. Setbacks. 

(1) No use other than landscaping, sidewalks, multiuse paths, street furniture, seating, and permitted 
signs shall be permitted in the front yard of any lot. 

(2) The maximum front setback may be increased by the Planning Board for purposes of amenities 
such as a courtyard, recessed entrance, sidewalk, multi-use path, raised terrace, or façade offsets, 
but not for automobile use.  

 
 

 



 
 

 

C. Sidewalks, Internal Walkways, and Landscaping.  
(1) Sidewalks shall be separated from the road with a 3 foot wide landscaped buffer to protect 

pedestrians and create a pleasing environment, unless pre-existing conditions make it infeasible or 
where state jurisdiction supersedes local control. The landscaped buffer shall consist of shade trees 
placed at appropriate intervals and other landscaping, and street design elements such as benches, 
shrub, or grass. Landscaping shall be organized in clusters of plantings rather than in a rigid line 
along the front of the lot.  

(2) All developments shall provide accessible walkways connecting building entrances to building 
entrances, buildings to streets, and buildings to sidewalks and adjacent public features, such as 
parks and playgrounds, with minimal interruption by driveways.  

(3) Parking lot aisles and access and interior driveways shall not count as walkways. The Planning 
Board may require benches, waiting areas, bicycle racks, stroller bays, and other sheltered spaces 
near building entrances.  

(4) To the maximum extent possible, walkways should have some degree of shelter achieved through 
the use of building fronts, trees, low hedges, arcades, trellised walks, or other means to delimit the 
pedestrian space. 

(5) Site landscaping shall not block a driver’s view of oncoming traffic. 
(6) Compliance with these standards shall be demonstrated in Site Circulation and Landscaping Plans 

submitted with the MCMOD Development Plan Application. 
D. Off-Street Parking. Development in the MCMOD shall comply with Section 8 of this Bylaw and the 

following additional provisions. Any conflict between Section 8 and this Section 16 shall be resolved in 
favor of this Section 16. 

(1) The minimum number of off-street parking spaces for a multifamily unit shall be 1.5 spaces per 
unit.  

(2) Surface parking shall be located to the rear or side of the principal building and shall not be located 
not within the minimum setback between the building and any lot line adjacent to the street or 
internal access drive. No surface parking shall be located between the front building line of a 
residential building and the front lot line.  

(3) Structured parking in a separate parking garage shall be located at least 20 feet behind the front 
building line of the multi-family dwellings on the lot.  

(4) For structured parking that is located partially or entirely under a residential building, the vehicular 
entry to the parking area shall be subordinate in design and placement to the principal pedestrian 
entry into the building. For example, vehicle parking that is not underneath the multifamily 
building but is covered by it shall be effectively shielded from view from the street and sidewalks 
by any combination of the following methods: fence, trees, or building wall sufficiently articulated 
to avoid the appearance of a blank wall at the street level.  
 

E. Bicycle Parking. For multifamily developments with 10 or more units, there shall be a minimum of one 
covered bicycle storage space per two dwelling units.   
 

F. Buildings.  
(1) In developments with multiple buildings, a paved pedestrian network shall connect parking to the 

entries to all buildings and the buildings to each other. 



 
 

 

(2) The orientation of multiple buildings on a lot should reinforce the relationships among the 
buildings. All building façade(s) (front, side, and rear) shall be treated with the same care and 
attention in terms of entries, fenestration, and materials. 

(3) Building(s) adjacent to a principal access drive shall have a pedestrian entry facing that access 
drive. 

(4) To encourage clustering of buildings and preservation of open space, no building may be more 
than 80 feet from the nearest adjacent building unless approved by the Planning Board. 
 

G. Shared outdoor space. Multi-family housing shall have common outdoor space that all residents can 
access. The outdoor space may be located in any combination of ground floor, courtyard, rooftop, or 
terrace. 
 

H. Exterior Lighting. Throughout the MCMOD district, the goal of an exterior lighting plan shall be to light 
sidewalks and walkways, building entrances, and parking areas in a consistent, attractive, safe, and 
unobtrusive manner that minimizes off-site impacts. To this end, exterior lighting in the MCMOD shall 
conform to the following standards and shall be in accordance with a lighting plan approved by the 
Planning Board.  

(1) Pedestrian Lighting 
(a) Pedestrian lighting shall complement the character, aesthetic appeal, and safety of a 

development and promote greater pedestrian activity. 
(b) Pedestrian lighting shall use consistent fixtures, source colors, and illumination levels. To 

prevent glare and light pollution, developments shall be equipped with downcast or full-cutoff 
fixtures.  

(c) When pedestrian lighting is used in conjunction with street lighting, the illumination provided 
by the former shall be distinguishable from the illumination provide by the latter to clearly 
define the pedestrian path of travel. 

(d) Placement of fixtures shall facilitate uniform light levels and work with the placement of 
sidewalks, landscaping, signage, building entries, and other features to contribute to the 
continuity of the streetscape. Where possible, the Planning Board prefers the use of a greater 
number of low fixtures in a well-organized pattern rather than fewer, taller fixtures.  

(2) Parking Areas 
(a) Within parking areas, there shall be a unified system that provides attractive lighting 

throughout the lot. 
(b) Fixtures shall minimize spill light and glare onto adjacent properties. Fixtures adjacent to 

residential districts shall direct the light away from residential properties and limit off-site light 
levels.  

(c) Lighting shall complement the lighting of adjacent streets and properties and shall use 
consistent fixtures, source colors, and illumination levels. When adjacent to walkways, parking 
area lighting shall not overpower the quality of pedestrian area lighting.  
 

I. Waivers. Upon the request of the Applicant, the Planning Board may waive by majority vote the 
requirements of the Site Development Standards found in this Section 16 in the interests of design 
flexibility and overall project quality, and upon a finding that the proposed variation is consistent with the 
overall purpose and objectives of the MCMOD. 
 



 
 

 

10. Planning Board MCMOD Rules and Regulation. 

The Planning Board shall adopt reasonable administrative MCMOD Rules and Regulations to implement this 
Section 16. The Rules and Regulations shall prescribe the form and contents of a complete Application for 
MCMOD Development Plan Approval, including filing fees and technical review fees under G.L. c. 44, § 
53G, as well as any plans, specifications, and reports required for the Applicant to demonstrate Section 16 
compliance and compliance with any other applicable provisions of this Bylaw. The Rules and Regulations 
shall be on file with the Town Clerk.  

 
11. Appeals 

Any person aggrieved by the Planning Board’s decision may appeal to the Superior Court, the Land Court, or 
other court of competent jurisdiction within 20 days after the MCMOD Development Plan Approval decision 
has been filed with the Town Clerk. 

 
12. Modifications to Approved Development Plans 

 
A. Minor Change. After MCMOD Development Plan Approval, an Applicant may apply to make minor 

changes involving minor utility or building orientation adjustments, or minor adjustments to parking or 
other site details that do not affect the overall buildout of the site, or provision of open space, number of 
housing units, or affordable housing. A change of 5 percent or less in the number of housing units in a 
Development shall constitute a minor change. Minor changes must be submitted to the Planning Board in 
accordance with the Planning Board’s Multifamily Overlay District Rules and Regulations and shall 
include redlined prints of the Approved Plan. The Planning Board may authorize the proposed changes at 
any regularly scheduled meeting without the need to hold a public hearing. The Planning Board issue a 
written decision to approve or deny the minor changes and provide a copy to the Applicant for filing with 
the Town Clerk. 
 

B. Major Change. Changes deemed by the Planning Board to constitute a major change in an Approved 
Development because of the nature of the change or because the change cannot be appropriately 
characterized as a minor change under subsection (A) above shall be processed by the Planning Board as 
a new Application for MCMOD Development Plan Approval under Section 13 of this Bylaw. 

SECTION 14: DEFINTIONS.  
 
AFFIRMATIVE FAIR HOUSING MARKETING PLAN – A plan for outreach, advertising, application 
procedures, and tenant selection for affordable housing units, subject to approval by the Executive Office of 
Housing and Livable Communities (EOHLC) for the affordable units to be eligible for the Chapter 40B 
Subsidized Housing Inventory.   
 
AFFORDABLE HOUSING - A dwelling unit that is affordable to and occupied by a Low or Moderate Income 
Household and meets the requirements for inclusion on the Subsidized Housing Inventory.  
 
AFFORDABLE HOUSING RESTRICTION - A contract, mortgage agreement, deed restriction or other legal 
instrument, acceptable in form and substance to the Town, that effectively restricts occupancy of an affordable 
housing unit to a qualified purchaser or renter, and which provides for administration, monitoring, and 
enforcement of the restriction during the term of affordability. An affordable housing restriction shall run with 
the land in perpetuity or for the maximum period allowed by law, and be entered into an enforceable under the 
provisions of G.L. c. 184, §§ 31-33 or other equivalent state law. 
 



 
 

 

AREA MEDIAN INCOME (AMI) - The median income for households within the designated statistical area that 
includes the Town of Walpole, as reported annually and adjusted for household size by the U.S. Department of 
Housing and Urban Development for the Boston Standard Metropolitan Statistical Area. 
 
LOW OR MODERATE INCOME - Household income that does not exceed 80 percent of the area median family 
income, adjusted for household size, as determined by the U.S. Department of Housing and Urban Development 
(HUD), then in effect. 

 
 Recommendation at Town Meeting* 

 
ARTICLE 14:  To see if the Town will vote to raise and appropriate, borrow and/or transfer from available 
funds (i.e. Free Cash) a sum or sums of money to pay costs of architectural design and constructing, equipping 
and for the purpose to upgrade Summer Street railroad crossing in South Walpole (FRA Grade Crossing ID 
546766S) to be improved to four (4) roadway gates, along with any and all work associated with and appurtenant 
thereto, including but not limited to demolition, site preparation, the cost of a project manager and all other 
incidental and related costs; and to authorize the Board of Selectmen to apply for, accept and expend all funds 
received as gifts or state or federal grants associated with the project which significantly elevates the Crossing's 
Safety, and enables the establishment of a Quiet Zone. 
 
The Town of Walpole, with the assistance from rail users (MBTA and CSX) along with State Officials, 
investigate, and act to make all obligatory safety upgrades to the Summer Street Crossing. 
 
Section I:  Purpose and Provision of a Quiet Zone at Summer Street Railroad Crossing 
 
 1a. The purpose is hereby to protect the residents of South Walpole, and the public safety and general 
welfare by eliminating the necessity of all trains utilizing the rail line to not blast their horn when approaching 
the Summer Street Crossing (as required by 49 CFR Part 222, Use of Locomotive Horns at Public Highway-
Rail Grade Crossings). 
 
 1b. Modify the crossing’s roadway gates to 4-roadway (quad) gate configuration, from the current 2-
roadway (quad) gate; hence, "boxing in" the railroad crossing to significantly improve the safety level which 
will appreciably lower the crossing’s current Quiet Zone Risk Index (QZRI) from 41,083.66 to 7,395 (the 
lower the QZRI, the safer the crossing classification by the Federal Railroad Administration). 
 

Section II:  Improve Safety at the Summer Street Railroad Crossing (# 546766S) 
 
 2a. Hire an Engineering firm to advise what safety upgrades need to be done.  VHB in Watertown 
prepared the Summer Street Crossing Rehab plans for the MBTA to improve the crossing’s safety to the 
current 2-Roadway/2-Pedestrian gate configuration.  Having prior work experience/knowledge of this 
crossing, VHB would be the most appropriate firm to contact to provide an upgrades estimate. 
 

Section III:  Funding the Quiet Zone Improvements 
 
 3a. It is unknown the full extent of the costs for the Safety Upgrade until a qualified Engineering firm is 
engaged to review the crossing and provide a quote. 
 
 3b. Reinstate the appropriated funds of $125,000 offered by Fairfield Summer St LLC (55 Summer St 
Developer) as “neighborhood goodwill” to facilitate in hiring an Engineering firm to do a crossing safety 
improvement study; which said funds was annexed to road infrastructure costs by Walpole’s Zoning Board at 



 
 

 

the 10/23/23 ZBA meeting.  At the 11/20/23 ZBA meeting, Fairfield Summer (developer) again indicated 
interest in financially assisting in costs for the Study and Improvements of the Crossing. 
 
 3c. Walpole Town Administrator submits a Grant Request to the U.S. DOT FRA to obtain Federal Funds 
for the designated identified Safety upgrades. 

 

Or take any action in relation thereto. (Petition of Kathleen Cleary) 
 

Refer Back to Petitioner (10-0-0)* 
 
 

*Denotes Finance Committee Votes 

  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



SPRING 2024 TOWN MEETING
5-Year Capital Plan Requests CY 23-28
CY 2023 - '24 Funding SATM 24 CY 2024 - '25 CY 2025 - '26 CY 2026 - '27 CY 2027 - '28 Out -year

Dept. Items Dept. Request Source Cap Bud Recom Plan Plan Plan Plan Estimates
GENERAL GOVERNMENT
Board of Assessors
7 Workstations 10,500$         
1 Printer/Copier/Fax 5,000$           
Upgrade in Microsoft Software 2,400$           
1 Laptop 1,500$           
Sub-Total -$                     -$                       19,400$         -$                     -$                    -$                    -$                    

Recreation Department
Blackburn Hall - Exterior Lighting 236,000$       
Blackburn Hall - Ramp Replacement 174,000$       
Blackburn Hall - Repair windows, shutters, stairs 156,000$         
Blackburn Hall - Improved exterior ADA accessibility 130,000$         
Blackburn Hall - Main Hall renovation 61,000$           
Blackburn Hall - stage renovation 26,000$           
Blackburn Hall - outdoor green space improvements 172,000$         
Blackburn Hall - parking lot & entryway improvements 115,000$         
Blackburn Hall - renovate office 58,000$           
Blackburn Hall - upgrade electrical 58,000$           
Blackburn Hall - kitchen remodel 105,000$         
Blackburn Hall - exterior foundation plantings 105,000$         
Sub-Total -$                     -$                       410,000$       373,000$         403,000$         210,000$         -$                    

Council on Aging
2025 Ford Cutaway Van -$                     -$                       -$                  131,507$         -$                    -$                    -$                    
Sub-Total -$                     -$                       -$                  131,507$         -$                    -$                    -$                    

Conservation
Turner Pond Treatment 14,000$           
Clarks Pond Treatment 13,000$           
Memorial Pond Treatment   16,000$           
Sub-Total -$                     -$                       -$                  -$                     43,000$           -$                    -$                    

Trails Committee
-$                     -$                       -$                  -$                     -$                    -$                    -$                    

Sub-Total -$                     -$                       -$                  -$                     -$                    -$                    -$                    

PUBLIC SAFETY
Fire Department
2019 Ambulance 600,000$       
2013 Command Car 70,000$         
ALS monitor/defibrillator 40,000$         
Computer upgrades 100,000$       
Mobil Date Terminal & Programming 100,000$       
ATV Equipment 10,000$         
PPE - Tactical 15,000$         
2016 Command Car 75,000$           
2003 Brush Truck 400,000$         
2009 Engine 2 Replacement 1,400,000$      
SCBA Equipment 85,000$           
2017 Command Car 75,000$           
2023 Ambulance 700,000$         
Station 2 14,000,000$    
2019 Command Car 80,000$           
Turnout Gear Replacement 350,000$         
Ambulance 750,000$         
Sub-Total -$                     -$                       935,000$       1,960,000$      14,775,000$    1,180,000$      -$                    

Police Department
New Firearms System 75,000$         
AED Replacement 7,500$           
Marked Cruiser 65,000$         
IT System Maintenance Replacement 12,000$         
Marked Cruiser 65,000$         
RADAR Trailer 15,000$         
Body-Worn Cameras 50,000$           
IT System Maintenance Replacement 12,000$           
Portable Radios / Equipment 25,000$           
Unmarked Cruiser 50,000$           
LiveScan fingerprint equipment 30,000$           
RADAR Traffic Equipment 10,000$           
License Plate Readers 25,000$           
AED Replacement 7,500$             
Records Management System 500,000$         
Unmarked Cruiser 50,000$           
Portable Radios / Equipment 25,000$           
Sub-Total -$                     -$                       239,500$       167,000$         42,500$           575,000$         -$                    



SPRING 2024 TOWN MEETING
5-Year Capital Plan Requests CY 23-28
CY 2023 - '24 Funding SATM 24 CY 2024 - '25 CY 2025 - '26 CY 2026 - '27 CY 2027 - '28 Out -year

Dept. Items Dept. Request Source Cap Bud Recom Plan Plan Plan Plan Estimates
PUBLIC WORKS
Engineering
Stormwater Infiltration Basin Jarvis Farm 102,000$       
Allen Dam Construction 2,275,000$    
Culvert Con. Summer St 290/315 650,000$       
Bridge Replacement - Elm St 2,839,000$    
Culvert Design Summer St @ Neponset River 212,500$       
Stormwater Infiltration Basin Town Hall 210,000$         
Culvert Construction Summer St @ Neponset River 1,360,000$      
Drainage Design 125,000$         
Dam Rehabilitation Design/Permitting 100,000$         
Culvert Design - Plimpton St 500,000$         
Dam Repair 500,000$         
Drainage Construction 1,500,000$      
Drainage Study 125,000$         
Culvert Construction Plimpton St 2,700,000$      
Drainage Design 125,000$         
Culvert Design Od Diamond St 150,000$         
Sub-Total -$                     -$                       6,078,500$    1,795,000$      2,625,000$      2,975,000$      -$                    

Highway Department
Resurface Roads, Sidewalks, Lots 1,500,000$    
Pavement Markings, Long Lines 75,000$         
Hot Fiber Crack Sealing 72,000$         
2-Ton Poly Sander Unit 25,000$         
Resurface Roads, Sidewalks, Lots 1,750,000$      
Hot Fiber Crack Sealing 75,000$           
2-Ton Diesel Fired Pothole Hot Box 33,000$           
Infrared Asphalt Patching Machine 17,000$           
Resurface Roads, Sidewalks, Lots 1,750,000$      
Hot Fiber Crack Sealing 78,000$           
2-Ton Poly Sander 23,000$           
Resurface Roads, Sidewalks, Lots 2,000,000$      
Hot Fiber Crack Sealing 78,000$           
2-Ton Poly Sander 23,000$           
Sub-Total -$                     -$                       1,672,000$    1,875,000$      1,851,000$      2,101,000$      -$                    

Cemetery Department
Columbarium 20,500$         
Seal Coating Roads 15,000$           
Rural Landscape Renovations 16,000$           
Terrace Hill Renovations 16,000$           
Sub-Total -$                     -$                       20,500$         15,000$           16,000$           16,000$           -$                    

Parks Department
Synthetic Field Replacement 125,000$       
Infield Groomer Replacement 40,000$         
72" Kubota Mower 35,000$         
Synthetic Field Replacement 125,000$         
RTV Replacement 28,000$           
Synthetic Field Replacement 125,000$         
Toro Ground Master Mower 120,000$         
Synthetic Field Replacement 125,000$         
Grass Field Renovations 30,000$           
Sub-Total -$                     -$                       200,000$       153,000$         245,000$         155,000$         -$                    

Building Maintenance
Oil Tank Removal 75,000$         
Window & Door Replacement 50,000$         
Painting/Siding 50,000$         
Bathroom Upgrades 65,000$         
Elm Street Partial Roof Replacement 360,000$         
Window & Door Replacement 50,000$           
Floor Replacements 50,000$           
Equipment Emergency Repairs/Replace 50,000$           
South Fire Station Improvements 175,000$         
Window & Door Replacement 50,000$           
Painting/Siding 50,000$           
Town Hall Improvements 50,000$           
Fisher School Remove old equipment from boiler room 65,000$           
Equipment Emergency Repairs/Replace 50,000$           
Window & Door Replacement 50,000$           
Floor Replacements 25,000$           
Sub-Total -$                     -$                       240,000$       510,000$         325,000$         190,000$         -$                    

Vehicle Maintenance
#223 Replacement - 2007 Volvo Loader 315,000$       
#552 Replacement - 2008 Ford F-250 & Plow 80,000$         
#349 Replacement - 2013 Ford F-150 4x4 55,000$         
#792 Replacement - 2002 Ford F250 4x4 70,000$         



SPRING 2024 TOWN MEETING
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Dept. Items Dept. Request Source Cap Bud Recom Plan Plan Plan Plan Estimates
#312 Replacement - 2016 F350 Utility 90,000$         
#220 Replacement - Komatsu Backhoe 190,000$         
#201 Replacement - 2012 Int Dump & Sander 320,000$         
#785 Replacement - 2012 Ford Taurus 45,000$           
#226 Replacement - 2013 Elgin Sweeper 375,000$         
#554 Replacement - 2012 Ford F-250 Utility 80,000$           
#347 Replacement - 2016 Ford F-350 Dump 100,000$         
#270 Replacement - 2015 Kubota Loader 125,000$         
#T345 Replacement - 2006 Woodsman Chipper 110,000$         
#880 Replacement - 2007 Ford Explorer 60,000$           
#224 Replacement - 2017 Volvo Loader 320,000$         
Sub-total -$                     -$                       610,000$       555,000$         555,000$         615,000$         -$                    

Water
MWRA Connection TBD
Water Main Replacement 2,000,000$    
Willis WTP Lagoon Construction 750,000$       
Monthly Billing 450,000$       
North Tank Improvements 50,000$           
South 2 Tank Improvements 500,000$         
Water Quality System Enhancements 7,000,000$      
Water Main Replacement 2,000,000$      
Misc. Heavy Equipment 250,000$         
Water Meter System 1,500,000$      
Water Main Replacement 2,000,000$      
Misc. Heavy Equipment 150,000$         
EJD WTP Chemical Systems #1 150,000$         
EJD WTP Chemical Systems #2 150,000$         
South 1 Tank Improvements 750,000$         
Water Main Replacement 2,000,000$      
EJD WTP Chemical Systems #3 150,000$         
Water Main Replacement 2,000,000$     
Misc. Heavy Equipment 350,000$        
Sub-total -$                     -$                       3,200,000$    9,800,000$      3,800,000$      3,050,000$      2,350,000$     

Sewer
Ganawatte Pump Station Rehab 387,000$       
Misc. Heavy Equipment 200,000$         
Meter System Components 1,500,000$      
Misc. Heavy Equipment 250,000$         
Misc. Heavy Equipment 100,000$        
Sub-Total -$                     -$                       387,000$       200,000$         1,500,000$      250,000$         100,000$        

School Department
Walpole High School Renovation 40,000,000$  
Chromebook Replacements 300,000$       
Plimpton Building Tech Improvements 200,000$       
Teacher Chromebook Devices YR1 65,000$         
Protective Netting Turco Field 150,000$       
New Athletic Bus 90,000$         
Playground Protective Surfaces 400,000$       
Chromebook Replacements 300,000$         
Teacher Chromebook Devices YR2 65,000$           
Network Infrastructure Replacement 75,000$           
Classroom Furniture Replacement 100,000$         
Chromebook Replacements 300,000$         
Custodial Replacement Equipment 75,000$           
Sub-Total Requested by School Dept. -$                     -$                       41,205,000$  540,000$         375,000$         -$                    -$                    

Dept. REQUESTS
GRAND TOTAL -$                     -$                       55,216,900$  18,074,507$    26,555,500$    11,317,000$    2,450,000$     

SEWER&WATER
 REQUESTS TOTALS -$                     -$                       3,587,000$    10,000,000$    5,300,000$      3,300,000$      2,450,000$     

NON-SEWER-WATER
Dept. REQUESTS TOTALS -$                     -$                       51,629,900$  8,074,507$      21,255,500$    8,017,000$      -$                    
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