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Meeting Agenda
1) Introduction

2) Recap of MBTA Communities zoning requirements

3) Update on technical assistance 

1) Compliance modeling and district boundaries

2) Fiscal impact analysis

4) Update on MBTA correspondence

5) Question and Comment period

6) Next steps
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Meeting Format
• This meeting is being held using the Zoom webinar product. Presenters 

and speakers are on screen, while those watching the meeting are off-
screen as “attendees.”

• If you’d like to make a comment or ask a question during the Question 
and Comment period, there are two options:

• use the “Q&A” button
• Use the “Raise Hand” button
• For attendees on the phone, you can raise your hand by pressing 

*9, and mute and unmute yourself by pressing *6.
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Meeting Format

• Once the presentation is over and the Question and Comment 
period begins, the host will invite people to speak in the order 
they have raised their hands or have asked questions through 
Q&A.

• Q&A questions can be submitted throughout the presentation, 
and will be answered in the order submitted

• In order to give as many attendees an opportunity to speak as 
possible, comments will be limited to three minutes.
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Resources
townofmilton.org/MiltonMBTA
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What is the MBTA Communities law?
Enacted as part of the economic development bill in January 2021, new Section 3A of 
M.G.L. c. 40A (the Zoning Act) requires that an MBTA community shall have at least 
one zoning district of reasonable size in which multi-family housing (three or more 
units) is permitted as of right and meets other criteria set forth in the statute:

• Minimum gross density of 15 units per acre
• Not more than ½ miles from a commuter rail station, subway station, ferry terminal 

or bus station, if applicable.
• No age restrictions
• Suitable for families with children.

Towns that do not comply with the new requirements will be ineligible for 
MassWorks, Housing Choice, and Local Capital Projects funds.
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What are HLC’s guidelines?
The zoning district we create must satisfy several variables:
• At least 50 acres
• Zoned capacity of at least 2,461 units
• At least 50% of the unit capacity within transit area

With the help of our technical assistance providers, we have tested several options for 
subdistricts with the state’s Compliance Model, a software tool designed to evaluate 
proposed zoning districts for compliance with all the requirements of the law and the 
HLC guidelines.  
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Options for Compliance
Location
• The location and of districts within a ½ mile of transit is determined by how much 

Developable Area exists in that area. Milton’s Developable Area is reduced by the 
fact that the Mattapan Trolley hugs the Neponset River and the border with Boston; 
a significant fraction of the ½ mile radius is either on state property or not in Milton.
• The DHCD guidelines allow Milton to locate as much as 50 percent of our 

compliant zoning districts outside of the ½ mile transit radius
Subdistricts
• The Town can create multiple subdistricts in different areas, with the following 

restrictions
• At least half of the district needs to be contiguous
• Subdistricts need to be a minimum of five acres
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Options for Compliance
• Towns with existing compliant districts could potentially count that zoned capacity 

toward their requirements. Compliance means multi-family by right at a density of 
15 units per acre with no age restrictions.

• Does Milton have any existing compliant districts? 
• No.
• The overwhelming majority of land in Milton is zoned for a single housing unit 

per parcel.
• Where townhouse and multifamily development is allowed, it is by special 

permit, not by right.
• Much of our multifamily development is age restricted.
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Options for Compliance
Dimensional Requirements
• Dimensional requirements like height, setbacks, and density do not need to be 

uniform across subdistricts, as long as the average of all the subdistricts meet the 
law’s minimum requirements for density, reasonable size, and by-right permitting.
• Example: One subdistrict comprising half the total district can have a density of 

five units per acre, and another district comprising the second half of the total 
district can have a density of twenty-five units per acre.

The flexibility in HLC’s guidelines can help the Town craft districts that minimize 
change to the physical character of residential neighborhoods.
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Effect of Noncompliance
• If at any point HLC determines that an MBTA community is not in compliance with 

Section 3A, that MBTA community will not be eligible for funds from the following 
grant programs:

• Housing Choice Initiative

• Local Capital Projects Fund

• MassWorks

HLC and other states agencies may, in its discretion, take noncompliance into 
consideration when making other discretionary grant awards.
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Effect of Noncompliance

It is still unknown what other 
consequences for noncompliance there 
may be, but both Governor Healey and 
Attorney General Campbell have indicated 
that housing is a priority for their offices.

In August, the Town of Holden was the 
first community to be subject to a lawsuit, 
by the group Lawyers for Civil Rights, for 
refusing to comply with the law
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Town Counsel Memo
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What Does Compliance Look Like
The zoning district we create must satisfy several variables:
• At least 50 acres
• Zoned capacity of at least 2,461 units
• Overall density of 15 units per acre

With the help of our technical assistance providers, we have tested several options for 
subdistricts with the state’s Compliance Model, a software tool designed to evaluate 
proposed zoning districts for compliance with all the requirements of the law and the 
HLC guidelines.  
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Mandatory Mixed Use Zone
The original HLC guidelines permitted new zoning to allow mixed-use, but prohibited 
a requirement that zones be mixed-use.

Recent changes to the guidelines now allow towns to create a Mandatory Mixed-Use 
(MMU) District that includes up to 25% of their unit capacity total. 
• This is technically not a 3A compliant district, so using this option has implications 

for our overall compliance metrics

In order to preserve commercial uses in the Milton Village and Central Avenue 
business districts, the Planning Board has studied designating those areas as MMU 
districts. 
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Next Steps
The Select Board has sent a zoning article to the Planning Board for its consideration. 
The Planning Board is reviewing this language and may choose to develop its own 
zoning article. 

Unless the Select Board withdraws its article, the Planning Board will hold a public 
hearing on it sometime before the Special Town Meeting. 

Special Town Meeting is scheduled for December 4, 2023.
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Fiscal Impact Analysis
The Planning Board commissioned RKG Associates to conduct a fiscal impact analysis 
of MBTA Communities zoning. The purpose of this analysis is to:
• Provide the Planning Board with order of magnitude revenue and cost comparisons 

of different build-out scenarios for MBTA Communities districts
• Calculate potential fiscal benefits of building MBTA Communities districts over time
• Understand where constraints may be placed on existing department capacity
• Help Milton plan for potential capacity needs going forward

RKG’s full analysis requires a final set of subdistricts and dimensional parameters. In 
the meantime, RKG has provided an interim analysis based on potential per-unit 
cost/revenue. 
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MBTA Correspondence
On August 10, the Select Board sent a letter to the MBTA requesting an explanation for 
the classification of the Mattapan trolley line as rapid transit under the MBTA’s Service 
Delivery Policy.

Lynsey Heffernan, the assistant general manager for policy and transit planning, 
responded on September 8.
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MBTA Service
The Mattapan Trolley runs a train every six 
minutes in the peak commuting times, and every 
12 minutes at other times of the day. 

Other Rapid Transit communities have 
comparable transit times to Downtown Crossing.

The MBTA is currently engaged in a Mattapan 
Line Transformation Project, with $127 million 
dollars committed.

Current MBTA repair work is ongoing through November, and is expected to make 
Red Line commute times 33 minutes faster, while commute times on the Mattapan 
Line will be 5 minutes faster.
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MBTA Communities is Good Climate Policy
The Commonwealth supports multi-family housing near transit 
and believes it reduces reliance on single occupancy vehicles, 
which helps in our larger effort to confront the climate crisis

The Intergovernmental Panel on Climate Change’s most recent 
Assessment Report asserts that “key adaptation and mitigation 
elements in cities include… land use planning to achieve 
compact urban form, co-location of jobs and housing, 
supporting public transport and active mobility (e.g., walking 
and cycling)” 

“How we build cities and towns has a profound effect on the 
causes and impacts of climate change. An essential strategy for 
reducing urban-related carbon emissions is supporting dense, 
mixed-use communities and land uses that prioritize walking, 
biking, or transit to meet daily transportation needs, as well as 
balancing jobs and housing within the region” – Sierra Club
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Question and Comment
• If you’d like to make a comment or ask a question during the Question 

and Comment period, there are two options:
• use the “Q&A” button
• Use the “Raise Hand” button
• For attendees on the phone, you can raise your hand by pressing 

*9, and mute and unmute yourself by pressing *6.
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Thank you!


