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LexingtonNEXT Comprehensive Plan

GOAL 2: HOUSING
To promote a wide range of housing options that appeal to the needs of all residents, regardless of
income and life stage

"I think you travel to search and you come
back home to find yourself there."
 Chimamanda Ngozi Adichie

The Battle Green Apartments on Worthen Road
are part of Lexington’s rental housing market.

GOAL 2: Housing
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INTRODUCTION
Throughout the process of updating the Comprehensive Plan, housing
has emerged as one of the top areas of concern for Lexington
residents. Proximity of the town to Routes 2 and 95 and their
connections to jobs in Boston and Cambridge, as well as an excellent
school system and superior town services, have made Lexington a
sought-after place to settle, raise children, and retire. Single-family
housing has been and remains the dominant housing type, and nearly
90% of residentially zoned land is reserved for this use. The town has
one of the highest mean household incomes in Massachusetts, and
this has led to rising housing costs. As of September 2021, the median
selling price of a home in Lexington over the previous twelve months
was $1.5 million. Lexington is proud of the diverse architecture
showcased in some neighborhoods. The diverse architectural styles
separate Lexington from the typical suburb.

A well-balanced supply of housing is important to the quality
of life in Lexington because it helps:
•

Broaden the ethnic, racial, income and age diversity within
the town’s population

•

Better serve non-traditional households and those with
special needs

•

Reduce the town’s carbon footprint by offsetting the
consumption needs of larger homes with the lower needs of
smaller homes

•

Enliven the town’s commercial areas by mixing residences
and businesses

Goal #2 addresses Lexington’s need to provide a wider range of
housing options for current and future residents, including young
families, older adults, recent immigrants, persons of color, persons
with disabilities, households with low, moderate, and higher incomes.
The goal aims to produce an array of housing types; to preserve older,
smaller, historic homes; to site homes in and around commercial
areas and on transit lines; to align home construction with the town’s
desire to become resilient, sustainable, accessible, and more
welcoming to all.
Over the last several years, property owners and developers have resorted
to tearing down older, smaller homes and replacing them with much larger
structures.

GOAL 2: Housing
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ADDITIONAL VOICES
Q&A from a League of Women Voters presentation on March 5,
2021:
•

“How can Lexington encourage residential, mixed-use, multifamily housing in commercial areas such as Lexington Center,
Bedford Street, Mass. Ave., and Marrett Road which have bus
routes, etc.?”

•

To construct new housing units, like the Avalons, in regions
more remote from T routes, something like Lexpress should be
considered as a serious long-term service…maybe its own
additional route”

•

“Does ‘local preference policies’ serve to preserve the racial
composition of a community because those not already
residing in town are excluded from such a practice (i.e. making
it harder for Black and Latino families to move to Lexington?)”

•

“What about encouraging people to rent out rooms to
boarders as a way to help seniors to stay in their homes?”

•

“Would it be possible to divide a huge house into two or three
or four smaller independent units?”

GOAL 2: Housing

OVERVIEW OF LEXINGTON’S HOUSING RESOURCES
HISTORICAL HOUSING DEVELOPMENT PATTERNS
Lexington transitioned from a small town to a burgeoning suburb
following World War II. In 1940 the town had 2,688 dwelling units and
a population of 13,187; by 1970 the number of units had grown to
8,869 with the population reaching 31,886. By the 1990s, the town
had become largely built out, and addition of new homes dramatically
slowed. Today, little vacant land exists for new home construction,
and as a result, older, smaller homes are torn down and replaced by
much larger ones.
EXISTING HOUSING CHARACTERISTICS
Lexington retains many homes from the 18th and 19th centuries, as
well as Mid-Century Modern style homes from the 20th century.
These are some of the most desirable properties in Lexington.
Alternatively, smaller homes built in the post-World War II housing
boom have been considered by some to be too modest and thus are
seen as candidates for replacement. In the last two decades, property
owners have turned to tearing down older houses and replacing them
with larger ones. In the last ten years, the town issued a total of 821
permits for new homes; 75% of these permits were replacing existing
home. The gross floor area of new homes has increased by an
average of 258% from 2,476 square feet to 6,378 square feet. Singlefamily (one-unit) detached houses make up 76.6% of total dwelling
units; one-unit attached dwellings add another 6.5% to this total.
Over 75% of all housing has three or more bedrooms. In 2019, the
median price of a home was nearly $900,000, and as stated
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ADDITIONAL VOICES
Participants in June 15, 2021 Public Forum
were asked how the town could achieve the following:
Provide a range of attainable housing:
•

Support co-housing

•

Provide incentives for developers to create less expensive and
smaller dwelling units

•

Allow for smaller lots, more multi-family and multi-use
buildings, accessory dwelling units (ADUs) and townhomes byright

•

Set a goal of 10% actual affordable and 30% attainable

•

Allow large-scale housing at Hartwell and along bus routes at
Hartwell
Increase the supply of housing for older adults:

•

Protect the inventory of single-story homes from being torn
down

•

Increase and encouraging multi-unit housing

•

Increase single floor and accessible housing

•

Provide incentives for older persons to stay in their present
homes

• Encourage the building and use of ADUs
Preserve the existing stock of modest homes by:
•

Allowing “granny houses” to be built behind or next to existing
homes

“There are so many creative, beautiful ways to create denser
housing and a variety of housing options besides single-family
homes”

GOAL 2: Housing

previously, this figure had grown to $1.5 million in the twelve months
ending in September of 2021.
EXISTING HOUSEHOLD CHARACTERISTICS
Households comprised of three or more people represent 50.3% of all
households in town. Two-person households account for 31% of
households, and 18.7% of households consist of single persons living
alone.
HOUSING AFFORDABILITY
Lexington has one of the highest median household incomes in
Massachusetts, estimated in 2019 to be $186,201 per year. This
amount falls short of the $281,500 annual household income required
to purchase a home at the median price of $1.5 million. As a result,
31% of owners are “housing cost burdened,” meaning they spend
more than 30% of their monthly gross income on housing. Forty-two
percent of renters fall into the same category. Many of Lexington’s
residents are living in units they cannot afford.
As measured by the Massachusetts Department of Housing and
Community Development, 11.18% of the town’s housing units are
“affordable” (known as the Subsidized Housing Inventory, or SHI),
meaning affordable to households earning less than 80% of the Area
Median Income (AMI). However, the actual number of affordable
units is 5.5%, as many of the units counted as affordable are actually
market-rate.
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SUMMARY POINTS
•

Little vacant land is available for construction of new homes;
smaller homes are increasingly being torn down to make way for
larger ones at a rate of over 100 per year. Larger homes have
larger infrastructure demands and increase the amount of
impervious surface, placing added stresses on the environment.

•

Persons aged 65 and up make up approximately 19% of
Lexington’s population and by 2030, this number is expected to
reach 27%. The town does not have an adequate supply of
housing to accommodate this demographic; demand for
affordable housing by persons aged 65 and older is high as
indicated by long waiting lists and wait times or Federal and state
senior housing of more than four years.

•

Nearly one-third of households are cost-burdened by housing,
spending more than 30% of their income on housing.

•

Lexington’s Subsidized Housing Inventory is slightly above the
state’s threshold of 10%, but only 5.5% of units are truly
affordable.

•

Lexington’s zoning doesn’t match its housing needs: Teardowns
are allowed simply with a building permit, no special permit or
zoning approval. Apartments are not allowed except in one story
above stores in Lexington Center. Accessory dwelling units and
attached townhomes aren’t allowed except with a hearing for a
discretionary Special Permit, which can be denied, and must meet
land area and other requirements.

GOAL 2: Housing

•

Disincentives to constructing the home types residents said they
want are not just zoning-related, but climate-related. Teardowns
and single-family homes are allowed to install gas, oil and other
fossil-fuel burning utilities that some builders consider cheaper.
Zoning changes that seek to promote alternatives to large singlefamily homes will be expected to restrict fossil fuels order to help
address climate change. Paradoxically, builders may balk at the
expense and continue to build large single-family homes that can
burn fossil fuels.

An historic home on Bedford Street, undergoing rehabilitation. While “teardowns” have become increasingly popular, some property-owners/developers
opt for rehabilitation and re-use.
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Many Lexington residents who commuted to jobs in Boston,
Cambridge, and along the I-95 corridor before the onset of COVID-19
have been working from home, and may continue to do so, once the
pandemic has abated. This may result in a desire on the part of some
residents to acquire larger homes, or further enlarge what they
currently own. Increased demand for larger homes with access to
private and public outdoor space may put further pressure on
Lexington’s housing prices, as well as public infrastructure including
water, storm drainage and sewer.

QUESTIONS TO CONSIDER:
How can the town provide more diverse types of owned and
rental housing for a broader range of household income levels?
How can Lexington expand its supply of subsidized housing?
How can housing desired by older adults, including town houses,
accessory dwelling units, and one-floor apartments, be developed
within and amongst the existing housing stock?
What types of incentives or disincentives can be developed to
encourage property owners and developers to preserve smaller
homes?
What disincentives can be created to prevent smaller homes from
being torn down and replaced with much larger ones?
What measures can be taken to educate residents and Town
Meeting members about the advantages of the MBTA
Communities Bill (Chapter 358 of the Acts of 2020) and the
opportunity it presents to solve some of Lexington’s housing
needs?

Mid-Century Modern homes, found in several neighborhoods, are some
of the most desirable properties in Lexington.

GOAL 2: Housing
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ADDITIONAL LEXINGTON VOICES

ADDITIONAL LEXINGTON VOICES

(participants in September 21, 2021 Lexington Next Public Forum on
Housing)

(participants in September 2021 online survey)
When asked…

When asked “who has difficulty finding housing in Lexington?”
respondents listed:
•

Young people and older people;

•

New young families and families without double incomes; firsttime homebuyers

•

People with mobility challenges and other disabilities

•

People with low to medium incomes

•

People facing discrimination in housing including people of color
and LGBTQ+ people

•

to identify the most significant challenges of staying in
Lexington, 44.44% of respondents chose the limited supply of
single-family housing

•

to identify the top three areas in need of improvement in
Lexington, 75% chose availability of housing

•

to identify the type of new residential development they would
most like to see, 68% chose townhomes, 64% chose senior
independent living facilities, and 60% chose mixed-use
(commercial and residential)

When asked “what types of housing are missing in Lexington?”
respondents noted:
•

Everything except large houses

•

Housing for immigrants

•

Small apartment buildings; studio and one-bedroom apartments

Expressed interest in the development of:

•

Small capes

•

•

Townhouses

affordable housing, including housing for public employees such
as teachers, senior housing

•

Smaller cottage-style clustered housing

•

diverse housing types

•

multi-family housing along heavily traveled streets

•

sustainable housing, including net zero homes with clean heat

GOAL 2: Housing

(attendees at the October 2021 Re-Discovery Day event)
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RELATED TOWN OF LEXINGTON
GOALS & OBJECTIVES

RELATED TOWN OF LEXINGTON
GOALS & OBJECTIVES
Select Board Goals:

Planning Board Work Items:

•

Review residential zoning for ways to create new housing
opportunities and protect the diversity character of the existing
housing stock
o Research what zoning alternatives other communities
have used to broaden housing diversity

•

1.H: Review and update the Zoning Bylaw and Map to
comply with recent Housing Choice legislation

•

2.H: Review and amend the Zoning Bylaw to allow for
alternatives to single-family housing

•

5H: Under the direction of the SPRD Ad-hoc Committee,
amend the existing SPRD Bylaw

Work with the Planning Department, Community Preservation
Committee, Housing Partnership, LexHAB, Housing Authority
and others to review existing affordable housing stock, identify
needed improvements and providing funding

•

6H: Expand options for multifamily housing in eligible
locations as permitted by Housing Choice legislation

•

7H: Allow mixed use development in eligible locations as
permitted by Housing Choice legislation

•

8H: Allow increased housing in Lexington Center

•

9H: Require inclusionary housing in new residential
development

•

•

Explore ways in which LexHAB could be transformed in the
future

Abbreviations:
OSRD – Open Space Residential Development (Lexington)
SPRD – Special Permit Residential Development (Lexington)
Housing Choice legislation is also referred to as the MBTA
Communities legislation or bill (State legislation)

GOAL 2: Housing
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GOAL 2: TO PROMOTE A WIDE RANGE OF HOUSING
OPTIONS

To promote a wide range of housing options
that appeal to the needs of all residents,
regardless of income and life stage
Objective 2.1. Expand opportunities for producing a range of
housing types in a variety of locations throughout the town.
Objective 2.2. Increase the supply of affordable housing
eligible for Lexington’s subsidized housing inventory for lowand moderate-income households

Objective 2.6. Enable more flexible use of residences to adapt
to changing working and living arrangements
Objective 2.7. Achieve environmental sustainability of the
town’s new and existing housing stock
Objective 2.8. Support fair housing goals

The Implementation Table on the pages that follow identifies Action
Steps, Responsible Parties, Potential Partners and other factors to
support the implementation of each of the objectives and to help
attain the goal.

Objective 2.3. Develop housing that is accessible to and
attainable by older persons
Objective 2.4. Protect existing historically and/or
architecturally significant homes and preserve homes that
contribute to the diversity of housing options
Objective 2.5. Increase the efficiency and effectiveness of
housing policy

GOAL 2: Housing
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GOAL 2: TO PROMOTE A WIDE RANGE OF HOUSING OPTIONS
Objective 2.1 Expand opportunities for producing a range of housing types in a variety of locations throughout the town
Strategies

Potential Actions

Existing Resources

2.1.1.
Expand housing
options in
commercial
districts

Consider allowing some housing in nonresidential districts:
• Evaluate properties in the nonresidential
districts
• Identify properties that could support
upper story housing or commercial
properties that could support mixed use
with a housing component on the property
• Determine barriers that the town could
reduce or remove by amending existing
zoning to align with desired housing types
and market opportunities
• Define and adopt zoning changes required
for implementation
• Evaluate appropriate balance for housing
while maintaining strong commercial tax
base
• Promote the Live/work concept in
commercial districts that are compatible to
growth such as the Commercial
Manufacturing District
• Conduct community engagement process
to build public support for zoning changes.

Existing commercial
and industrial districts,
including Lexington
Center, East Lexington,
and Hartwell Avenue

Identify one or more suitable locations for
mixed use zoning such as Chapter 40R Smart
Growth Districts2 or similar zoning district

Smart Growth Zoning
Overlay District Act
Existing Zoning Bylaw

Funding

Lead &
Partner(s)

Phasing

LEAD:
Planning Board
PARTNERS:
Land Use, Health
and Development
Department

#1: IMMEDIATE
(Years 1 – 5)

Commercial and
Industrial
Property Owners
Human Services
Diversity, Equity,
and Inclusion
Officer
Human Rights
Committee
Lexington
Housing
Partnership
LexHAB

2

Smart Growth Districts are an outgrowth of the Smart Growth Zoning Overlay District Act, Chapter 149 of the Acts of 2004, codified as M.G.L. Chapter 40R. This
act encourages communities to create dense residential or mixed-use smart growth zoning districts, including a high percentage of affordable housing units, to be

GOAL 2: Housing
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Objective 2.1 Expand opportunities for producing a range of housing types in a variety of locations throughout the town
Strategies

Potential Actions

Existing Resources

Funding

Lead &
Partner(s)

Phasing

Establish priorities for strategies aimed at
achieving permanent affordability of the
expiring affordable housing units

2.1.2
Allow more
types of
housing in
traditional
single-family
neighborhoods

Propose zoning changes to allow more
accessory dwelling units and two-family homes
in single-family districts
Propose “missing middle housing”3 by
considering the following:
• Reducing minimum lot sizes
• Reducing parking minimums
• Allowing missing middle housing types
throughout the town

LEAD:
Planning Board
PARTNERS:
Land Use, Health
and Development
Department

#1: IMMEDIATE
(Years 1 – 5)

Residential Policy
Committee

Propose “two-family by right”4 zoning

Human Services

Explore allowing the conversion of large homes
into more dwellings within the existing structure

Diversity, Equity,
and Inclusion
Officer
Human Rights
Committee,

located near transit stations, in areas of concentrated development such as existing city and town centers, and in other highly suitable locations. For additional
information, see: www.mass.gov/service-details/chapter-40r
3

Missing Middle Housing is a range of house-scale buildings with multiple units—compatible in scale and form with detached single-family homes—located in a
walkable neighborhood. For more information, see: https://missingmiddlehousing.com/
4
Two-Family by Right zoning permits construction of two-family dwellings by right in some or all districts where one-family dwellings are permitted.

GOAL 2: Housing
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Objective 2.1 Expand opportunities for producing a range of housing types in a variety of locations throughout the town
Strategies

Potential Actions

Existing Resources

Funding

Lead &
Partner(s)

Phasing

Lexington
Housing
Partnership
LexHAB
Historical
Commission

2.1.3.
Expand options
for transitoriented
development
(TOD)5

Identify locations for more housing near public
transit

MBTA bus connections
to Lexington

LEAD:
Planning Board

Identify possible new use districts that fulfill the
requirements of the MBTA Communities
legislation and as-of-right multi-family
development (for size, capacity and density)6

MBTA Communities
legislation

PARTNERS:
Land Use, Health
and Development
Department

Massachusetts
Housing Partnership
Complete
Neighborhoods
Initiative7

#1: IMMEDIATE
(Years 1 – 5)

Human Services
Diversity, Equity,
and Inclusion
Officer
Human Rights
Committee

5

Transit Oriented Development is compact, walkable, pedestrian-oriented, mixed-use development centered around high-quality transportation systems. For
more information, see: http://tod.org/
6
To comply with the MBTA Communities legislation, Lexington must provide a minimum of 2,462 of multi-family district units, or 20% of total housing units in the
town (12,310). See: https://www.mass.gov/info-details/multi-family-zoning-requirement-for-mbta-communities#how-mbta-communities-can-comply-in-20227
The Complete Neighborhoods Initiative was created to complement the MBTA Communities legislation, by providing technical assistance to interested cities and
towns. For more information, see: https://www.mhp.net/community/complete-neighborhoods-initiative

GOAL 2: Housing
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Objective 2.1 Expand opportunities for producing a range of housing types in a variety of locations throughout the town
Strategies

Potential Actions

Existing Resources

Funding

Lead &
Partner(s)

Phasing

Lexington
Housing
Partnership
LexHAB

2.1.4.
Expand
subdivision
regulations to
allow for new
compatible
development in
existing
neighborhoods

Study the outcomes and impact of zoning
changes in other communities that have
introduced a modest mix of housing types in
established neighborhoods
• Use results to determine “lessons learned”
• Develop public education for Lexington
residents
Identify neighborhoods or areas of Lexington
that already have some mix of residential uses
(however limited), including uses that do not
conform to existing zoning
• Develop design guidelines to help meld new
development into the existing
neighborhoods

Existing Zoning Bylaw
and Subdivision
Regulations
Existing Neighborhood
Conservation Districts

LEAD:
Planning Board
PARTNERS:
Land Use, Health
and Development
Department

#1: IMMEDIATE
(Years 1 – 5)

Neighborhood
Conservation
District Study
Committee
Residential Policy
Committee
Human Services
Diversity, Equity,
and Inclusion
Officer
Human Rights
Committee
Housing
Partnership
LexHAB

GOAL 2: Housing
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Objective 2.1 Expand opportunities for producing a range of housing types in a variety of locations throughout the town
Strategies

Potential Actions

Existing Resources

2.1.5.
Consider
options for
allowing
construction on
non-conforming
lots9

Identify examples in Lexington and surrounding
communities of modestly scaled infill
development
• Use as the basis for public education to
support zoning changes in Lexington

Existing Zoning Bylaw

Funding

Lead &
Partner(s)
LEAD:
Planning Board
PARTNERS:
Land Use, Health
and Development
Department

Develop zoning that grants flexibility to allow
affordable housing on nonconforming lots

Phasing

#1: IMMEDIATE
(Years 1 – 5)

Residential Policy
Committee
Human Services
Diversity, Equity,
and Inclusion
Officer
Human Rights
Committee,
Lexington
Housing
Partnership

2.1.6.
Reconsider
allowing large
replacement
homes on

Research, identify, and study communities that
have adopted strategies to manage the impact
of large replacement homes on established
neighborhoods
Consult with Town Counsel to determine the
legal boundaries for imposing restrictions on
teardown/rebuild projects on nonconforming

Existing Zoning Bylaw

LexHAB
LEAD:
Planning Board
PARTNERS:
Land Use, Health
and Development
Department

#1: IMMEDIATE
(Years 1 – 5)

9

Nonconforming lots are those that were undersized when minimum lot sizes were established upon the adoption of the zoning bylaw. Under State law,
nonconforming lots are not allowed to have as much building as that of a “conforming” lot, that is, a lot that is large enough to meet the zoning bylaw.

GOAL 2: Housing
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Objective 2.1 Expand opportunities for producing a range of housing types in a variety of locations throughout the town
Strategies

Potential Actions

undersized nonconforming lots

lots that otherwise conform to all existing local
requirements
Consider a zoning bylaw amendment that sets a
ratio of allowable development or
redevelopment capacity proportionate to the
lot area on nonconforming lots that may be
more strict that the existing allowable GFA
formula

Existing Resources

Funding

Lead &
Partner(s)

Phasing

Residential Policy
Committee
Human Services
Diversity, Equity,
and Inclusion
Officer
Human Rights
Committee,
Lexington
Housing
Partnership
LexHAB

2.1.7
Create
framework to
allow for
housing
development on
municipal
properties

GOAL 2: Housing

Identify municipal properties that could
potentially support housing
Develop standard policies that will allow
housing development on municipal property if
required to enter into agreements to provide
benefits to the Town such as affordable housing
and solar
Develop permitting process for housing at
municipal properties

Land Use, Health
and
Development
Department
Partners:
Planning, Select
Board and
Housing
Partnership
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Objective 2.2 Increase the supply of subsidized housing for low- and moderate-income households
Strategies

Potential Actions

Existing Resources

2.2.1.
Assess the
housing needs
of town

Analyze the existing housing stock and the
regions population growth and create housing
needs assessment:

Metropolitan Area
Planning Council’s
2014 Housing
Production Plan for
Lexington

Prepare a Housing Needs Assessment for
Lexington, which examines demographic and
economic data, housing inventory and tenure,
local policies and regulations, the availability of
and adequacy of services, area and local
stakeholder input and recommends strategies
to meet goals for missing needed housing types.
Develop a list of affordable housing properties,
modeled after the 1996 Open Space Land
Acquisition list
Assess the inventory of town-owned properties
for their capacity to accommodate construction
of affordable and/attainable housing units;
Create an “Overlay Map” or other similar
overlay district of the town, identifying potential
areas of mixed-use, affordable housing and
multi-family housing
Develop and Implement a Housing Production
Plan for affordable housing consistent with
Massachusetts Department of Housing &
Community Development’s (DHCD’s) Chapter
40B.

GOAL 2: Housing

Regional Housing
Service Organization
(RHSO)

Funding

Lead & Partner(s)
LEAD:
Land Use, Health and
Development
Department

Phasing

#1:
IMMEDIATE
(Years 1 – 5)

PARTNERS:
Planning Board
Conservation
Commission

WestMetro HOME
Consortium

RHSO

LexHAB

LexHAB

1996 Open Space Land
Acquisition list

Lexington Housing
Partnership
Human Services
Diversity, Equity, and
Inclusion Officer,
Human Rights
Committee
Park and Recreation
Department
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Objective 2.2 Increase the supply of subsidized housing for low- and moderate-income households
Strategies

Potential Actions

Existing Resources

2.2.2.
Establish an
affordable
housing trust
and community
housing
development
corporation10

Adopt the provisions of M.G.L. c. 44, S. 55C, and
adopt a local bylaw to implement the Housing
Trust statute11

M.G.L. c. 44, S. 55C

Study communities that work with both an
affordable housing trust and established local
non-profit partners to understand the division
of roles and responsibilities, and opportunities
for collaboration
Encourage the Community Preservation
Committee and Capital Expenditures Committee
to support a municipal affordable housing trust
fund for Lexington
Develop an action plan for the affordable
housing trust that identifies priorities and steps
to help achieve goals
Enable the affordable housing trust to provide
rental and first-time home-buyer assistance
Support the incorporation of an independent
nonprofit housing development corporation

Massachusetts
Housing Partnership’s
Municipal Affordable
Housing Trust
Guidebook12
Massachusetts
Housing Partnership’s
training for affordable
housing trust members

Funding
Community
Preservation Act

Lead & Partner(s)
LEAD:
Affordable Housing
Trust Study Committee
Land Use, Health and
Development
Department

Phasing

#1:
IMMEDIATE
(Years 1 – 5)

PARTNERS:
Lexington Housing
Partnership
LexHAB

Housing trusts in other
Massachusetts
communities: Sudbury,
Stow, Carlisle

Regional Housing
Service Office (RHSO)
Human Services
Community
Preservation
Committee
Capital Expenditures
Committee

10

Establishment of a municipal affordable housing trust and a housing development corporation are expected results from the Affordable Housing Trust Study
Committee. For more information about establishing housing trusts, see: https://www.housingtoolbox.org/local-tools/creating-a-housing-trust-fund
11
M.G.L. c. 44, S. 55C permit a city or town to establish a Municipal Affordable Housing Trust Fund, for the purposed of providing for the creation and preservation
of affordable housing for the benefit of low and moderate income households and for the funding of community housing. For more information, see:
https://malegislature.gov/Laws/GeneralLaws/PartI/TitleVII/Chapter44/Section55C
12
https://www.mhp.net/writable/resources/documents/municipal_affordable_housing_trust_guidebook.pdf

GOAL 2: Housing
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Objective 2.2 Increase the supply of subsidized housing for low- and moderate-income households
Strategies

Potential Actions

2.2.3.
Develop new
town-generated
funding for
subsidized
housing beyond
Community
Preservation Act
Resources

Join communities such as Nantucket,
Provincetown, Somerville, Boston, and others
that have approved “home rule” petitions to the
Legislature to allow transfer fees on very
expensive homes13

Real estate
transfer fees

Propose a Town Meeting action to direct all or
part of Lexington’s short-term rental tax
revenue to the Affordable Housing Trust, once
established, for the production of affordable
housing14

Development
surcharges

PARTNERS:
Lexington Housing
Partnership

Impact fees

LexHAB

Linkage fees

RHSO

Explore the application of development
surcharges and impact fees on commercial and
market-rate residential developments

Existing Resources

Funding

Short-term
rental fees

Lead & Partner(s)
LEAD:
Land Use, Health and
Development
Department

Phasing

#1:
IMMEDIATE
(Years 1 – 5)

WestMetro HOME
Consortium

Continue to pursue the two special acts of the
legislature authorized by Town Meeting in 2020
and 2021 for a linkage fee on teardowns and a
commercial development surcharge to support
affordable housing, H3891 and H4314.
Identify strategies to achieve permanent
affordability of the expiring affordable of units
at Katahdin Woods

13

Somerville was the first municipality in Massachusetts to submit such a petition to the Legislature. See: https://www.somervillema.gov/departments/transferfee-home-rule-petition
14
Lexington’s short-term rental tax was adopted at a Special Town Meeting in 2020.
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LexingtonNEXT Comprehensive Plan

Objective 2.2 Increase the supply of subsidized housing for low- and moderate-income households
Strategies

Potential Actions

Existing Resources

2.2.4.
Encourage
builders to use
Federal and
state subsidies,
partnerships
with regional
financial
institutions, and
related
mechanisms

Commit local resources to projects for which
applicants have applied or are applying for
Federal and state affordable housing funds15

Federal and state
housing development
financial assistance
programs

Funding
Low-Income
Housing Tax
Credit Program
(Federal)16

Lead & Partner(s)
LEAD:
Planning Department
PARTNER:

Phasing

#1:
IMMEDIATE
(Years 1 – 5)

HOME
Investment
Partnership
Program
(Federal)17
Local Initiative
Program
(State)18
Affordable
Housing Trust
Fund (State)19
Regional
financial
institutions

15

Investing local funds can (and usually does) increase a project’s competitiveness for state housing subsidies and affordable housing programs offered by financial
institutions and private foundations.
16
The Low Income Housing Tax Credit Program (LIHTC) is a federally authorized program for non-profit and for-profit developers to promote the construction and
rehabilitation of affordable rental housing. For more information, see: https://www.mass.gov/service-details/low-income-housing-tax-credit-lihtc.
17
https://www.mass.gov/service-details/home-investment-partnerships-program-home
18
https://www.mass.gov/service-details/local-initiative-program
19
https://www.mass.gov/service-details/affordable-housing-trust-fund-ahtf
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LexingtonNEXT Comprehensive Plan

Objective 2.2 Increase the supply of subsidized housing for low- and moderate-income households
Strategies

Potential Actions

Existing Resources

Funding

Lead & Partner(s)

Phasing

MacArthur and
other private
foundations

2.2.5.
Develop new
strategies for
acquiring and
developing land
for affordable
housing

Use tools such as a Request for Expressions of
Interest (RFEI) to identify property owners or
developers who would be willing to work with
the town on an affordable or mixed-income
development plan in exchange for town support
(e.g., zoning changes, financial contributions,
etc.)

Inventory of potential
open space
acquisitions
Open Space and
Recreation Plan (2017)

Develop a policy that requires the town to set
aside portions of open space acquisitions for
construction of affordable housing

CPA
Community
Preservation Act

LEAD:
Land Use, Health and
Development
Department

#1:
IMMEDIATE
(Years 1 – 5)

PARTNERS:
Conservation
Commission
Open Space
Acquisition Committee
LexHAB

2.2.6.
Adopt housing
policies that
foster the
development of
affordable
housing

Develop an inclusionary zoning policy that
requires developers of new market-rate real
estate to provide some affordable units for
lower-income residents20
• Educate residents about inclusionary zoning
to build public support
• Establish expectations for developers
• Set policy that all affordable units are to be
indistinguishable from market-rate,

Zoning Bylaw

Lexington Housing
Partnership
LEAD:
Planning Board
PARTNERS:
Land Use, Health and
Development
Department

#1:
IMMEDIATE
(Years 1 – 5)

Town Counsel

20

Inclusionary zoning is a planning tool intended to ensure economic diversity and inclusivity in the housing market. Inclusionary zoning policies can include both
mandatory requirements or voluntary incentives for the inclusion of affordable, deed-restricted housing units in new or renovated developments. For more
information, see: https://www.planetizen.com/definition/inclusionary-zoning
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LexingtonNEXT Comprehensive Plan

Objective 2.2 Increase the supply of subsidized housing for low- and moderate-income households
Strategies

Potential Actions

Existing Resources

Funding

dispersed throughout development
projects, equitable, and affordable in
perpetuity

Lead & Partner(s)

Phasing

LexHAB
Lexington Housing
Partnership
Developers

Objective 2.3. Develop housing that is accessible to and attainable by older persons
Strategies

Potential Actions

Existing Resources

2.3.1.
Provide zoning
incentives for
small-scale
housing
developments

Consult with developers and private market to
understand realistic requirements for scale and
density, and to determine potentially suitable
locations; tailor zoning accordingly

Existing Zoning Bylaw

2.3.2.
Ensure that
state
accessibility
standards are
met in the
development of
housing
GOAL 2: Housing

Work and experience
of existing SPRD Ad
Hoc Committee

Funding

Lead & Partner(s)

Phasing

LEAD:
Land Use, Health and
Development
Department

#1: IMMEDIATE
(Years 1 – 5)

Develop substantial benefits to constructing
smaller-scale housing

PARTNERS:
Planning Board

Amend zoning to allow dimensional flexibility
and by-right zoning

Council on Aging

Develop a panel presentation open to the public
with architects, landscape architects, and
disability policy professionals experienced with
universal design. Educate the community about
who benefits, and all that universal design
entails
Consider adopting site plan review standards to
encourage or require universal design in new
developments, using Americans with Disabilities

Americans with
Disabilities Act
Standards for
Accessible Design
Institute for Human
Centered Design

LEAD:
Committee on
Disability
PARTNERS:
Land Use, Health and
Development
Department

#1: IMMEDIATE
(Years 1 – 5)
and
ON-GOING

MAPC
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LexingtonNEXT Comprehensive Plan

Objective 2.3. Develop housing that is accessible to and attainable by older persons
Strategies

Potential Actions

Existing Resources

Act (ADA) Standards for Accessible Design21 and
inclusive design principles of the Institute for
Human Centered Design22 as guides

Massachusetts
Architectural Access
Board

Funding

Lead & Partner(s)

Phasing

Buidling Office
Planning Board

(Continue to
Support)

Council on Aging
State Building Code

2.3.3.
Amend zoning
and regulations
to allow for
intergeneration
development23

Research intergeneration development models:
• Identify case studies of intergenerational
developments
• Review zoning used to facilitate and
approve them

Existing Zoning Bylaw

LEAD:
Land Use, Health and
Development
Department

#1: IMMEDIATE
(Years 1 – 5)

Planning Board
Consult with regional for-profit and non-profit
developers that have experience with
intergenerational project design, operations,
and management

PARTNERS:
Council on Aging
Lexington Youth
Council

21

https://www.ada.gov/2010ADAstandards_index.htm
https://humancentereddesign.org/
23
Intergeneration housing are housing communities intentionally designed to mix older and younger populations.
22
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Objective 2.4 Protect existing historically and/or architecturally significant homes and preserve homes that contribute to the
diversity of housing options
Strategies

Potential Actions

Existing Resources

2.4.1.
Consider
revising and
expanding the
use of
demolition
delay and
permitting
bylaws

Explore imposing a “tear-down fee” on
permitting that involves the demolition of units
and replacement with much larger homes

Existing Zoning Bylaw
(including Demolition
Delay)

2.4.2.
Explore
incentives to
preserving
smaller homes
and
disincentives to
demolishing
them

Consult with the Metropolitan Area Planning
Council (MAPC), the Massachusetts Housing
Partnership, and the Department of Housing
and Community Development (DHCD) to
identify communities that have imposed
workable incentives to discourage demolition

Explore creating a voluntary demolition
restriction bylaw

Lead &
Partner(s)
LEAD:
Building Office
Historical
Commission

Phasing

#1: IMMEDIATE
(Years 1 – 5)

Planning Board
PARTNERS:
Land Use, Health,
and Development
Department

Consider revising demolition delay to apply to
structures that do not have obvious historical
significance as a means of reducing construction
debris and promoting sustainability and net zero
policies
Consider amending the bylaw that allows
structures to be relocated to other properties in
order to preserve them by also allowing
multiple dwellings on the receiving lot. 24

24

Funding

Existing Zoning
Bylaw/Demolition
Delay Bylaw

LEAD:
Land Use, Health
and Development
Department

#1: IMMEDIATE
(Years 1 – 5)

Planning Board
PARTNERS:
Massachusetts
Housing
Partnership
Historical
Commission
DHCD
MAPC

Zoning would need to allow for multiple dwellings on a single lot.
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LexingtonNEXT Comprehensive Plan

Objective 2.4 Protect existing historically and/or architecturally significant homes and preserve homes that contribute to the
diversity of housing options
Strategies

Potential Actions

Existing Resources

2.4.3.
Establish
additional
Neighborhood
Conservation
Districts
(NCDs)25

Explore the viability of additional Neighborhood
Conservation Districts as a tool to guide modest
diversification of residential uses in areas that
have or traditionally had a mix of single-family
and other housing types26

Existing Zoning Bylaw
(NCD provision)
Existing NCDs in
Lexington

Funding

Lead &
Partner(s)
LEAD:
Land Use, Health
and Development
Department

Phasing

#2: INTERMEDIATE
(Years 5-10)

Planning Board
Provide public education about NDCs:
• Their purposes
• How they are created
• How they can be used as flexible tools for
development/redevelopment

PARTNERS:
Potential
Neighborhood
Conservation
District
Commissions

Work with neighborhoods interested in
preserving unique styles

25

Neighborhood Conservation Districts (Chapter 78, Section 78-3, Town of Lexington Zoning Bylaw). Adopted in 2016 through a vote of Town Meeting, this
amendment to the Lexington Zoning Bylaw recognizes that “Lexington contains unique and distinctive neighborhoods and areas which contribute significantly to
the overall character and identity of the town and which are worthy of preservation and protection. The town aims to preserve, protect, and enhance these
neighborhoods through the establishment of Neighborhood Conservation Districts.”
26
Neighborhood Conservation Districts (NCDs) are zoning districts that preserve, protect and enhance significant areas of the community by allowing projects
within the district to go beyond what the Zoning Bylaw allows. A district’s overall scale, streetscape and existing significant buildings may be protected. Currently,
Lexington has established two NCDs; specific regulations pertaining to each district varies.
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LexingtonNEXT Comprehensive Plan

Objective 2.5 Increase the efficiency and effectiveness of housing policy
Strategies

Potential Actions

Existing Resources

Funding

Lead & Partner(s)

2.5.1
Expand
Lexington
Housing
Partnership
charge to
include advice
on housing
policy

Evaluate the existing charge and workload of
the Lexington Housing Partnership Board to
determine whether its duties should be revised
or expanded. Consider in this evaluation the
Housing Partnership’s capacity to:
• Assess housing policy options and
incentives from surrounding communities
• Relay information about housing policy to
relevant town departments, boards, and
committees
• Advocate for housing in Lexington through
policy, funding, public education,
negotiating with developers, staffing, and
advising elected officials.

Lexington Housing
Partnership

LEADS:
Select Board

Lexington Housing
Authority

Land Use, Health and
Development
Department

Phasing

#1: IMMEDIATE
(Years 1 – 5)

LexHAB
Regional Housing
Services Office (RHSO)

PARTNERS:
Lexington Housing
Partnership Board
Lexington Housing
Authority
LexHAB

Consider revising the Housing Partnership’s
charge, based on analysis findings
Consider options for a housing policy
“roundtable” twice a year, involving all of the
town’s housing players, e.g., Housing
Partnership, Housing Authority, LexHAB,
Regional Housing Services Office (RHSO), Town
staff
Exchange ideas and concerns with low-income
housing advocates from the neighboring
communities

Regional Housing
Services Office
(RHSO)
Human Services
Council on Aging
Commission on
Disability
Human Rights
Committee
Diversity, Equity, and
Inclusion Officer
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LexingtonNEXT Comprehensive Plan

Objective 2.5 Increase the efficiency and effectiveness of housing policy
Strategies

Potential Actions

Existing Resources

2.5.2.
Support Town
affordable
housing efforts

Create a housing officer/housing planner
position to provide staff resources to assist with
housing advocacy and administration

27

Evaluate options for increasing local capacity.
Include in this, an assessment of:
• existing housing administration practices,
staffing, and organization
• how well existing housing policy and zoning
and other regulations address racial and
disability equity, and
• how well the U.S., state and local housing
policy is communicated to the public
Continue to upgrade technology and tools
required to:
• model future housing
• facilitate the permit application process
• convey information to the public

27

Mass Housing
Partnership; Citizen
Housing Planning
Association; Consulting
Planners of
Massachusetts

Funding

Lead & Partner(s)

Phasing

LEAD:
Planning Board
Land Use, Health and
Development
Department
PARTNERS:
Diversity, Equity, and
Inclusion Officer

#1: IMMEDIATE
(Years 1 – 5)
and
ONGOING
(Continue to
Support)

Committee on
Disability
Housing
Officer/Planner
(proposed new
position)

The Edward J. Collins Center, based at UMass Boston, provides consulting services of this type. See: https://www.umb.edu/cpm
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LexingtonNEXT Comprehensive Plan

Objective 2.6 Enable more flexible use of residences to adapt to changing working and living arrangements
Strategies

Potential Actions

Existing Resources

2.6.1
Support the
creation of
cooperative
housing

Consult with organizations that develop and
manage congregate housing, co-housing, and
related models to understand opportunities and
challenges28

Lexington Housing
Partnership

Evaluate Lexington’s Zoning Bylaw to identify
any barriers to developing cooperative housing,
including congregate housing and co-housing
and propose amendments to remove barriers
Identify potential locations for congregate and
co-housing within the town

2.6.2.
Support
accessory units
within
residential
properties

Amend any zoning barriers to constructing
accessory dwelling units

2.6.3.
Support the
development of
“live/work”
spaces

•
•

Executive Office of
Elder Affairs
CoHoUS
Precedents in
surrounding
communities (e.g.
Acton)
Existing Zoning Bylaw

Funding

Lead &
Partner(s)
LEADS:
Land Use, Health
and Development
Department

Phasing

#2: INTERMEDIATE
(Years 5 - 10)

Lexington
Housing
Partnership
PARTNERS:

LEAD:
Land Use, Health
and Development
Department

#2: INTERMEDIATE
(Years 5 - 10)

PARTNERS:

•

How live/work units have been marketed,
Where live/work units are located (the
types of structures), and
How the live/work regulatory requirements
are monitored and enforced

Existing Zoning Bylaw

LEAD:
Land Use, Health
and Development
Department

#2: INTERMEDIATE
(Years 5 - 10)

PARTNERS:
Planning Board

28

Currently, as many as sixteen co-housing communities exist in Massachusetts; the first was established in Cambridge in 1973. For more information about these
communities, as well as guidance about creating co-housing, see CoHoUS: https://www.cohousing.org/create-cohousing/create-it/. For information on congregate
housing in Massachusetts, contact the Executive Office of Elder Affairs: https://www.mass.gov/service-details/congregate-housing-eligibility.
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LexingtonNEXT Comprehensive Plan

Objective 2.6 Enable more flexible use of residences to adapt to changing working and living arrangements
Strategies

Potential Actions

Existing Resources

Funding

Lead &
Partner(s)

Phasing

Evaluate Lexington’s Zoning Bylaw to identify
any barriers to developing live/work spaces and
propose amendments to remove barriers
Identify potential locations for live/work spaces
within the town
Evaluate zoning related to “home occupation”
definition and requirements, and consider any
revisions
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LexingtonNEXT Comprehensive Plan

Objective 2.7 Achieve environmental sustainability of the town’s new and existing housing stock
Strategies

Potential Actions

Existing
Resources

2.7.1.
Provide
incentives for
energy efficient
building
construction

Review policies from the American Institute of
Architects (AIA), American Planning Association
(APA), Rocky Mountain Institute, and other
organizations that have developed effective local
government policies to reduce fossil fuel use in new
construction

Sustainability
Action Plan

Engage a consultant to review town development
regulations and advise the Planning Board and others
on options for encouraging renewable energy
readiness in zoning and site plan standards

Getting to Net
Zero Plan
Existing Zoning
Bylaw
AIA

Funding

Lead &
Partner(s)
LEADS:
Land Use, Health
and Development
Department

Phasing

#1: IMMEDIATE
(Years 1 – 5)

Sustainability &
Resilience Officer
PARTNERS:
Building
Department

APA
•

Planning Board

Adopt the new Stretch Code

Establish incentives for developers of new buildings
to:
• reduce impermeable surfaces by reducing
overall square footage
• incorporate non-fossil fuel heating/cooling
systems, including solar and geothermal
• incorporate electric vehicle re-charging

Rocky Mountain
Institute

Sustainable
Lexington
Committee

Incorporate sustainable design principles in
affordable/subsidized housing when possible to keep
heating costs down for residents AND contribute to
the town’s net zero goals
Advocate for legislation to require a gradual plan to
phase out the fossil fuels in new building
construction29

29

In December of 2021, New York became the largest city in the country to agree to phase out fossil fuels in all new building construction after the city council
passed a bill that bans those buildings from hooking up to gas.
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LexingtonNEXT Comprehensive Plan

Objective 2.7 Achieve environmental sustainability of the town’s new and existing housing stock
Strategies

Potential Actions

Existing
Resources

2.7.2.
Adopt
regulations to
better mitigate
environmental
disturbances

Review options for instituting effective land clearing
and grading regulations, taking care to avoid
potential conflicts with subdivision regulations and
other existing bylaws or requirements. Include in this
review the potential to:
• establish disincentives for major regrading of
land
• assess penalties for removal of mature trees
• establish new regulations for enhanced
stormwater runoff mitigation

Sustainability
Action Plan

Consult with Mass. Audubon Low Impact
Development (LID) and related bylaw review30

Getting to Net
Zero Plan

Funding

Lead &
Partner(s)
LEAD:
Land Use, Health
and Development
Department

Phasing

#1: IMMEDIATE
(Years 1 – 5)

Planning Board
Existing Zoning
Bylaw
Mass. Audubon
Bylaw Review for
LID and ClimateSmart, NatureBased Solutions

PARTNERS:
Sustainable
Lexington
Committee

30

https://www.massaudubon.org/our-conservation-work/policy-advocacy/shaping-climate-resilient-communities/publications-community-resources/bylawreview
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Objective 2.8 Support for fair housing goals
Strategies

Potential Actions

Existing Resources

2.8.1
Provide
education and
training in Fair
Housing31

Plan an annual program (in April, National Fair
Housing Month) with training for public officials
(including members of the Select Board,
Planning Board and School Committee),
realtors, housing managers, and the general
public about Fair Housing laws, impediments,
and effective ways to counter housing
discrimination

Lexington Housing
Partnership
Land Use, Health &
Development
Department

Funding

Lead &
Partner(s)
LEAD:
Human Rights
Committee

Phasing

#1: IMMEDIATE
(Years 1 – 5)

Metro West Fair
Housing
Regional Housing
Services Office
(RHSO)
PARTNERS:
Human Services

2.8.2.
Eliminate any
polices or
practices that
may be contrary
to fair housing

2.8.3. Develop a
review process
to ensure that
new housing

Reduce use of or eliminate “local preference”
policies for access to affordable housing that
give preference to local residents while
excluding non-residents
Create a policy that any affordable housing is
indistinguishable from market rate housing and
protective of the privacy of the residents
Amend zoning to allow some two and threefamily duplexes, and multi-family housing
through a by-right permit process
Establish a Select Board policy to review all
town real property acquisition opportunities for
affordable housing before any final commitment
is made, ensuring that a housing representative

Board Rules &
Regulations, Select
Board, Planning Board,
Housing Partnership,
General Bylaws
Zoning Bylaws

LEAD:
Planning Board
Land Use, Health,
and Development
Department

#2: INTERMEDIATE
(Years 5 – 10)

PARTNERS:

LEADS:
Select Board

#1: IMMEDIATE
(Years 1 – 5)

31

The Fair Housing Act, also known as the Civil Rights Act of 1968, was passed in order to address housing discrimination, including the attempted segregation of
neighborhoods. While the Act has resulted in protecting many individuals and families from housing discrimination based on race, religion, sex, color, familial
status, national origin, disability and other factors, discrimination still occurs. More on the Fair Housing Act: https://www.justice.gov/crt/fair-housing-act-1
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Objective 2.8 Support for fair housing goals
Strategies

Potential Actions

policies are
consistent with
the town’s
diversity, equity
and inclusion,
and antidiscrimination
goals

is present from the beginning of the discussions
to determine probable land uses

Existing Resources

Funding

Lead &
Partner(s)

Phasing

Diversity, Equity
and Inclusion
Officer
Human Rights
Committee
Commission on
Disability
Planning staff
Land Use, Health
and Development
Department
PARTNERS:
Select Board

Promote and provide first-time homebuyer
resources and technical assistance to underrepresented racial population groups

2.8.4 Provide
homebuyer
resources and
technical
assistance

Investigate establishing a non-profit entity to
provide financial assistance such as down
payment and mortgage assistance to underrepresented racial population groups

Chief Equity
Officer
Land Use, Health,
and Development
Department

ENDNOTES
1.
Accessary Dwelling Units can provide many benefits, as described in the American Association of Retired Persons’ guide to
Dwelling Units, The ABCs of ADUs. Some of these include:
1.


Accessary

Providing homeowners with more options:
Downsizing while staying on your property and live in the ADU
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2.




3.






LexingtonNEXT Comprehensive Plan

Housing a caretaker on your property
Housing your children or parents
Gaining an extra source of income by renting out an ADU
Providing less-expensive housing choices:
Costing less than a new single-family home on a separate lot, thus providing options for low- and moderate-income residents
Helping seniors stay in their community and “age in place” by renting out their ADU or downsizing the living in it themselves
Providing smaller housing options to meet the growing needs of empty nesters, smaller families, and young adults
Helping make it easier for people who work in town to live in town, including teachers, firefighters, and nurses (to name a few)
Having a low impact on the environment and neighborhood:
No development of open space
No large, new construction projects
No new infrastructure needed
Gentle density designed and maintained by homeowners
More compact, infill development promotes more walkable, car-lite neighborhoods

For more information, see: http://www.aarp.org/ADUs
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