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February 22, 2017 

Medway Planning and Economic Development Board 

Thayer Homestead - 2 B Oak Street 

Medway, MA 02053 

 
Members Andy  

Rodenhiser 

Bob 

Tucker 

Tom 

Gay 

Matt  

Hayes 

Rich 

Di Iulio 

Attendance Absent X X Absent  

 

X 

                  

ALSO PRESENT:  
 Susy Affleck-Childs, Planning and Economic Development Coordinator 

 Stephanie Mercandetti, Director of Planning and Economic Development 

 Mackenzie Leahy, Administrative Assistant 

 Jack Mee, Building Enforcement Officer 

 

Members of the Affordable Housing Bylaw Update Advisory Committee Present: 

 Sue Rorke, 34 Ellis Street 

 Ann Sherry, 2 Newton Lane  

 

The meeting was called to order by Vice-Chairman Bob Tucker.  

 

Susy Affleck-Childs welcomed the public and explained that the purpose of the meeting is to 

explain the proposed warrant articles along with allowing the community to have time for 

discussion of the proposed warrants.  The meeting was opened to questions.  A handout 

including all the draft articles was provided. (See Attached).  

 

Bertrand Goemaere, 40 Granite Street: 

This resident wanted to know how this change will affect his taxes.  

 

It was communicated that the town has only one tax rate, so there will be no change. 

 

Albert Babakhanov, 31 Highland Street: 

This resident indicated that he just bought the property and wanted to know if he will be allowed 

to put in solar.  

 

The resident was informed that a site plan would need to be approved for ground mounted solar 

panels for his personal use.  

 

David Cassidy, 42 Ellis Street  

Mr. Cassidy informed Susy that the article re: zoning map changes notes 41 Broad Street and this 

is not accurate. Susy will follow-up.  

 

Sheila Donavon, 19 Winthrop: 

This resident wanted to know how this will change their property. 
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Susy indicated that this property will now be Agricultural II Zone. 

  

Corey Finklestein, CMR Investments, 117 Main Street: 

Mr. Finklestein agrees with the changes proposed. He noted that there should be inclusion of 

historic uses.  He asked how the zoning change will impact the residential project in this area 

(adjacent to his property).  

 

It was indicated that the previously approved comprehensive permit (for 123 Main Street) would 

allow for two buildings/for multi-family uses. However, that permit had expired. This area is the 

gateway to the primary business district.   

 

Non-Conforming Uses and Structures: 

 Construction period changed from six to twelve months 

 

Flood Plain/Wetland Protection District: 
 Deleting reference to wetland protection since it is no handled under the Town’s Wetland 

Protection general bylaw.  

 

Internal Cross References: 
 This will correct the numbering of internal cross references to other sections or sub-

sections.   

 

Definitions. 
 Amend definitions by adding certain new definitions which will be in alphabetical order, 

and will revise other definitions.  A diagram was included to assist with clarity of types 

of lots. 

 

Paul Yorkis, 7 Independence Lane  

Mr. Yorkis suggested on page 7 for the “buffer” definition to take out the word “natural” and 

also remove the last sentence since it is not part of the definition. 

 

Table of Uses: 
 Amended the table of uses to add the term duplex and also light manufacturing.  It 

references where this is allowed. 

 

OSRD: 
The article is looking to insert a new paragraph D. Affordable Housing to make clear that OSRD 

projects are subject to the Bylaw’s affordable housing provisions.  The paragraph on density and 

dimensional requirements has also been revised. Language is provided that the 15 ft. area from 

the perimeter lot line shall serve as a buffer.  It also references that no buildings or structures 

shall be constructed within 50 ft. from the right-of-way line of a public way or within a 50 ft. 

from the perimeter lot line.  

 

Mr. Yorkis made the following comments: 
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 E3:  He wanted to reference that there may be a need for an underground utility 

connection to a proposed OSRD in the buffer area and that should be allowed.  

 E4: He wanted to know the rationale behind the 50 ft. setback. There are some properties 

which could be developed to have a bus shelter or mailboxes with an overhang.  This is 

constricting potential development.   
 

It was indicated that the 50 ft. was discussed in length with the ARCPUD and OSRD.  The Board 

wanted consistency.   

 

Karyl Spiller-Walsh of 168 Holliston Street  
Ms. Spiller-Walsh noted that the 50 ft. and 15 ft. distances are arbitrary. The board should 

exercise its authority under the special permit for flexibility. 

 

ARCPUD: 
 This article is to amend the definition for the adult retirement community planned unit 

development in the definition section.  This is for any tract of land with ten or more acres.  

The word “residence” wad added along with types of houses. 

 

Special Permit: 
The Special Permit section was reviewed.    

 

Mr. Yorkis made the following comments: 

 Section 7.4.  He noted that one is not legally able to pollute the air and the water etc.   

The term visually offensive structures, who determines this?  It is subjective. 

 Section 8.5:  What are traffic conflicts? 

 Section 9: What are traffic conflicts? 

 

Accessory Uses and Structures: 
The suggestion for this was to separate the single definition for accessory uses and structures by 

splitting them into two separate definitions.   

 

Mr. Yorkis had the following comments: 

 Item 6 3B: What is the intent of the maximum 3,000 sq. ft. size for an accessory 

structure/building? How is that defined?  

 Item 6.3 C: What constitutes the area? Footprint of building/total interior space? 

 

Building Inspector Jack Mee indicated he thinks this would be the footprint, but he would need 

to check. 

 

Karyl Spiller-Walsh wanted to know how the 3,000 sq. ft. maximum size determined. 

 

It was explained that this size was based on the Massachusetts State Building Code.   

 

Lot Frontage & Setbacks: 
The section on frontage and setbacks was further clarified to explain how this is measured.   
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Recreational Marijuana: 
The intent of this article is to put a moratorium in place until the state puts the regulations in 

place.  This is the recommendation of town counsel.  This would be until June 30, 2018.   

 

Affordable Housing Bylaw: 
Susy reviewed a PowerPoint presentation with the audience.  (See Attached.)  

 

She explained that the Town put the affordable housing bylaw in place in 2008. The Town has 

applied this bylaw to several projects which include: Williamsburg, Millstone Village, Charles 

River, and Salmon Senior Living Community.   

 

A consultant from Metropolitan Area Planning Committee assisted in providing technical 

assistance to improve this bylaw. A project timeline was created with the goal of adopting at 

revised affordable housing bylaw at the May 2017 town meeting. There were several work 

sessions. Developers noted that it is difficult to include affordable units in a small subdivision. It 

was suggested to increase the density bonus to help offset the cost of providing affordable units. 

The Bylaw Update Advisory Committee has taken the approach that one size does not fit all.  If a 

project size is 6-12 units then 10% would need to be affordable.   

 

The language for the ARCPUD and OSRD needs to be consistent and it needs to be clear that the 

affordable housing requirements apply to all types of development projects. The density bonus 

section will be amended to increase the total number of market-rate units by a number equal to 

the number of required affordable units. Another amendment would be that for fractions of 

affordable housing units of 0.5 or higher, the number would be rounded up the next whole 

number.  For fractions less than 0.5, a developer would be required to make a payment equal to 

the product of the fraction and the cash contribution for a whole affordable housing unit.  

Another recommendation pertains the amount of the payment in lieu of construction.  The 

developer would need to make a payment equal to the required number of affordable housing 

unite multiplied by the median price of a comparable Medway market-rate home.  Payments in 

lieu of would not be allowed for rental developments.  The land donation will be eliminated as an 

option. The developer’s responsibilities will include an affirmative marketing plan, regulatory 

agreement, and deed restriction.  The unit design standards will be equal to that of market-rate 

units in material and quality of construction.   

 

Mr. Yorkis made the following comments: 

 Congratulates the PEDB and staff for having this meeting and providing the opportunity 

to share experiences to have the best set of rules and regulations. 

 He referenced page 28 item #3.  Is the median cost mean the sale price or assessed value? 

Also, it needs to be clarified to be clear who is making the determination. 

 Page 28:E1 – A question was raised about the 4/5 vote needed for a special permit. What 

happens if someone needs to recuse themselves? 

 Page 29: Item 2: What happens where there are no lots in a development and it is a 

condo? (ex. Williamsburg) 

 Page 30: Since the Town is green community those standard need to be met, this is code. 

 Item 5C:  He strongly objects to the language. It will discourage development.  

 Item 6C, There is no Medway Building Code- it should be the State building code. 
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 Item G 1A: add language licensed with the Commonwealth of MA. 

 Page 31: Add word “Norfolk” county. 

 Page 32 Item 2: Add words “Norfolk County of Registrar…. 

 It was suggested to have a document which would describe the process for affordable 

housing along with the regulatory agreement. 

 

The Board thanked all for attending and informed them that the official public hearing for the 

warrant articles will be held on Tuesday, March 21, 2017. 

 

Future Meetings: 

 Tuesday, February 28, 2017 
 Warrant Articles Public hearing, Tuesday, March 21, 2017 

 Town meeting on Tuesday, May 8, 2017 

 

Adjourn: 
On a motion made by Tom Gay and seconded by Rich Di Iulio, the Board voted to adjourn. 

 

The meeting was adjourned at 8:30 pm. 

 

Respectfully Submitted, 

 
Amy Sutherland 

Recording Secretary 

 

Reviewed and edited by, 

 
Susan E. Affleck-Childs 

Planning and Economic Development Coordinator  
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Proposed Zoning Bylaw & Map 
Amendments
Proposed Zoning Bylaw & Map 
Amendments
Medway Planning and Economic Development Board

February 22, 2017

Medway Planning and Economic Development Board

February 22, 2017

Spring 2017 
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Spring 2017 
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Internal 

References
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DefinitionsDefinitions



• Assisted Living
• Buffer Area
• Frontage
• Lot Area
• Lot Line

• Lot Line, Front
• Lot Line, Side 
• Lot Line, Rear

• Manufacturing
• Assembly
• Fabrication
• Packaging
• Processing

• Light Manufacturing
• Tract
• Two Family House / Duplex



 Lot
• Lot, Corner
• Lot, End
• Lot, Interior
• Lot, Through

 Lot
• Lot, Corner
• Lot, End
• Lot, Interior
• Lot, Through



Table of UsesTable of Uses





Open Space 
Residential 

Development (OSRD)

Open Space 
Residential 

Development (OSRD)



Adult Retirement 
Community Planned  

Unit Development 
(ARCPUD)

Adult Retirement 
Community Planned  

Unit Development 
(ARCPUD)



Special 
Permits
Special 
Permits



Accessory Uses 
and Structures

Accessory Uses 
and Structures



Lot Frontage 
and Setbacks
Lot Frontage 

and Setbacks



Affordable 
Housing

- Separate Presentation -

Affordable 
Housing

- Separate Presentation -



Temporary 
Moratorium on Non-
Medical Marijuana 

Establishments

Temporary 
Moratorium on Non-
Medical Marijuana 

Establishments



Zoning Map 
Boundary 
Changes

Zoning Map 
Boundary 
Changes

Goal
Match zoning 

district boundary 
lines with parcel 

lines





















































































































Proposed Update 
to the Medway 

Affordable Housing/
Inclusionary Zoning Bylaw
FOR CONSIDERATION AT THE MAY 2017 TOWN MEETING

Presented by Medway Planning and Economic Development Board
February 22, 2017  



Medway’s Affordable Housing Bylaw

• Included in the Zoning Bylaw as 
Section 8.6

• First adopted in 2008
• Has been applicable to the following 
projects: 
Williamsburg OSRD – 2 units
Millstone Village ARCPUD – 8 units 
 Charles River Village OSRD –

payment in lieu 
 Salmon Senior Living Community 

ARCPUD – payment in lieu
 Medway Green Multifamily Housing –

1 unit



Project Overview

• Consultants from the Metropolitan Area Planning Council (MAPC) assisted the 
Town through MAPC’s District Local Technical Assistance Program .

• Process was guided by the Affordable Housing Bylaw Update Advisory Committee 
including representatives of the Planning and Economic Development Board, 
Affordable Housing Committee, Affordable Housing Trust and Town staff. 

Review of 
Best Practices

Existing Zoning 
Analysis

Recommendations New AH Bylaw



Project Timeline

MAPC assesses 
2013 and 2016 

bylaws

Medway Zoning 
Analysis

October 16

Developers 
Roundtable

MAPC prepares 
draft revised 

zoning language

First Draft 
Amendments

November 21 
MAPC recommends 

changes

#2 Advisory 
Committee Mtg.

MAPC revises 
draft bylaw based 
on Town feedback

Revised Zoning

Town staff working 
with Advisory 
Committee

January 10
MAPC’s final 

presentation with 
Committee & PEDB

#3 Advisory 
Committee Mtg.

Further 
Refinement 

August 8
Project kick‐off mtg. 

Review of best 
practices 

#1 Advisory 
Committee Mtg.

Adoption of 
revised AH Bylaw

Spring Town 
Meeting 



Medway Affordable Housing Bylaw
Overview of existing bylaw as of June 2016

Mandatory/
Voluntary Geography Project Size 

Threshold
Income 
Groups

AH Set‐Aside 
Requirement

Payment  in Lieu 
of  construction

Off‐Site Units Incentives Design 
Standards

Term of 
Affordability

Provision 
Schedule

Mandatory 
for projects 
of a certain 

size

Townwide
Net increase 
of  6 dwelling 

units 

80% of AMI 
(area median 
income)

10% 
(fractions are 
rounded up)

By SP; equal to 
number of 
required AH 

units 
multiplied by 

EAHUV

By SP (as is 
donation of 
developable 
land to AHT)

Density bonus 
by SP; increase 
in # of market 
rate units 

equal to ½ AH 
units

AH units to be 
dispersed, 
integrated, 
comparable 
exteriors, LIP, 
size, BRs

Restriction 
that complies 
with LIP for 
inclusion on 
Town’s SHI

AH units to 
be built in 

proportion to 
market rate 

units

Incentives

Relief on 
dimensional 

regulations and 
type of dwelling 
unit by  SP. 



Comments from Developers’ 
Roundtable

• Difficult to include an affordable unit 
a small subdivision  

• Increase density bonus to help offset 
cost of providing affordable units

• Costs for carrying and marketing  
affordable units is high

• Delete off‐site option
• Establish different AH requirements 
for ownership vs. rental projects and 
by size of development 

• Minimum dimensional requirements 
for affordable units are too high



Recommended Changes 
Based on the review of best practices, the analysis of the 
existing bylaw, the feedback obtained from the developers’ 

roundtable, and the Town’s experience to date, the 
Advisory Committee and MAPC have recommended a series 

of changes to Medway’s Affordable Housing bylaw. 



One Size Does Not Fit All
Take an approach to applicability based on economies of scale

• Bylaw is currently triggered by any 
residential project of 6 dwelling 
units or more

• Recommended change – Have the 
bylaw be applicable to multifamily 
developments of 6 or more units 
and single‐family developments of 
10 or more units

• Recommended change ‐ Project 
size determines the number of 
affordable units required. The 
larger the development, the 
higher the % of affordable units to 
be provided.

Project Size 
(# of Units)

6‐12

13‐17

18‐20

21 and over

Affordable Units 
(%)

10%

12%

15%

20%

Affordable Housing Requirement



ARCPUD + OSRD
Clarify applicability of AH requirements to all types of 

development projects 

• Section 8.6, Affordable Housing 
should clearly apply to Sections 8.4 
and 8.5, ARCPUD and OSRD, without 
qualification

• Revise language in Sections 8.4 and 
8.5 to cross reference the 
requirements of Section 8.6

Be Consistent



Density Bonus
Increase market rate density bonus so it serves as an incentive

• Current market rate density bonus 
is ½ the number of affordable 
units required

• Recommended Change ‐ Amend 
the density bonus to increase the 
total number of market‐rate units 
by a number equal to the number 
of required affordable units

Density Bonus

• NOTE ‐ Density bonus also allows for adjustments in setbacks, 
frontage, lot area and type of dwelling unit to accommodate  the 
additional market rate units.



Fractional Units
Have a two‐pronged approach to fractions depending on size

• Any fraction of a required affordable housing unit is currently rounded up 
to the next whole number, which serves as a disincentive to developers of 
smaller projects in particular

• Recommended changes
• For fractions of 0.5 or higher, round up to the next whole number
• For fractions less than 0.5, require a payment equal to the product of 
the fraction and the cash contribution for a whole affordable housing 
unit



Payment In Lieu Of Construction
Recommendations ‐ Simplify formula and clarify applicability

PILU formula should be 
straightforward and 
easy to calculate. The 
current formula is not.

Formula

The required sum 
should reflect current 
market conditions.

Fee

Recommended Changes
• Make the payment equal 
to the required number of 
affordable housing units 
multiplied by the median 
price of a comparable 
Medway market‐rate 
home. 

• Do not accept PILU as part 
of rental development.



Off‐Site Units and Land Donation

Recommendations:
• Eliminate the option of donating off‐
site land as an alternative to providing 
AH units on site. 

• Continue to offer the option for off‐site 
provision of AH units. 



Developer Responsibilities
Clarify what the developer is responsible for and 
what support the Town will or won’t provide

Developer is responsible for:
• Affirmative Market Plan 
• Regulatory Agreement
• Deed restriction

Strike language 
suggesting the Town will 
purchase affordable units. 



Unit Design Standards
Make sure affordable units are well‐designed and meet household needs

 Equal to that of market‐rate units 
in materials and quality of 
construction

 Furbished with appliances, 
fixtures, and finishes comparable 
to those of market‐rate units

Meet minimum square footage 
standards, including 600 square 
feet for 1‐bedroom units

 Include one or more 3‐bedroom 
units in any residential project of 
15 or more dwelling units in which 
one or more is a 3‐bedroom unit

Affordable units must be:



Term of Affordability
Clarify that units will be affordable in perpetuity

• To ensure long‐term affordable 
housing inventories, require 
affordability in perpetuity

• Don’t issue any building permits 
until the Town has approved the 
Regulatory agreement and it’s 
been submitted to DHCD 

• For homeownership units, issue 
certificate of occupancy for any 
affordable housing unit only 
when a DHCD‐approved deed 
rider has been signed by the 
qualified purchaser

Affordability Preservation

#

# # #

##

# ##

# ##



Timing of Compliance
Ensure on‐site affordable units are produced in a timely manner

• On‐site affordable units 
must be produced in 
proportion to market‐
rate units

• Affordable units cannot 
be the last units built

Market‐Rate (%)

Up to 30%

30% plus 1 unit

Up to 50%

Up to 75%

Affordable (%)

None required

At least 10%

At least 30%

At least 50%

At least 70%

100%

75% plus 1 unit

Up to 90%

Schedule of Unit Production



Timing of Compliance
Ensure off‐site units are produced in a timely manner

Off‐site affordable units must be  
completed prior to the issuance of 
the building permit for the unit 

representing 51% of the 
development 



Next Steps
• Further Refinements 
• Public Hearing – March 21, 2017
• Town Meeting – May 9, 2017 



Discussion 
+

Questions.

Thank You!
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