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Architecture 
& Planning

March 11, 2022 

Maureen O’Meara, 
Town Planner
320 Ocean House Road
Cape Elizabeth, ME 04107

Dear Ms. O’Meara,

Utile is excited to submit our proposal for the Town of Cape Elizabeth’s Housing Diversity 
Study. As a planning and design firm rooted in New England, we are keenly aware of 
the housing challenges facing communities across the region, and we are committed 
to addressing those challenges. Our team has taken up the cause of housing and more 
thoughtful development in village centers (e.g., Littleton and Weston, MA and the 
villages across Hyannis, Southborough, and Haverhill, MA), mid-size communities (e.g., 
Arlington, Beverly, Salem, and Gloucester, MA), and regional urban centers (e.g., Portland, 
ME; Pittsfield, MA; Nashua, NH; and New Haven, CT). Through these varied contexts, we 
developed an approach to housing that is grounded in the architectural heritage of each 
community, the dynamics of local real estate markets, and the lived realities of housing 
need found across demographic divides.
 When we saw a chance to work with Cape Elizabeth, we jumped at the opportunity. 
Your town has remarkable spatial diversity, beauty, and dynamism. From rugged coastline 
to pastoral landscapes, historic homes in established neighborhoods to new suburban 
development. The town honors its centuries of history while sitting in one of New 
England’s fastest growing metropolitan areas. The contrasts present in Cape Elizabeth can 
be challenging to contend with, but they also present opportunities for creative problem-
solving. Utile thrives in this kind of environment precisely because we relish in the details 
and customize our approach to meet the spatial and social needs of communities where 
we work.
 We are particularly excited about the framing of this project as a housing diversity 
study. Housing plans are too often mired by assumptions and stereotypes about new 
development and affordable homes. By framing this project in housing diversity, this 
process will strategically move the conversation into more useful territory: what are the 
community’s housing needs and how can intentional design and regulation meet those 
needs.
 The team we have assembled has deep experience in identifying housing needs, testing 
paths forward, proposing solutions to address challenges, and communicating with the 
public about housing and development. We enjoy the planning process, from wonky data 
processing to meaningful conversations with residents, from crafting scenarios and 
drafting policy. We are eager to collaborate with you on the future of Cape Elizabeth, and 
we look forward to meeting with you to discuss this project further.

Sincerely,

Matthew Littell, Principal   
Utile, Inc. 
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Context plan illustrating the residential area and extent of conservation/forest area in Cape Elizabeth.
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Project Understanding

What happens to the senior homeowner when 
they can’t afford to stay in their home, but can’t 
find a suitable and accessible home to age in? 
What about the schoolteacher with limited 
options for housing near their workplace? Or 
the young adult looking to return home but can’t 
find a place not built for families? These people 
must find homes, and they’re left with few 
options: trade their love of Cape Elizabeth for 
housing stability or vice versa. 

Many current Cape Elizabeth residents want 
to live in a well-rounded, multi-generational 
community. Utile can help the town achieve 
such goals by connecting these housing stories 
to needed housing models. For instance, our 
team’s work in Foxborough, MA, successfully 
used housing stories to understand design 
needs, and build support for housing choice.

Mixed Methods Research
The recommendations in this study will be 
premised on a holistic understanding of the 
Cape Elizabeth community, the pressures 
facing residents now and in the near future, 
the makeup of the Town’s housing, and the 
opportunities and challenges in meeting the 
community’s housing needs. Quantitative 
demographic, market, and geospatial analysis 
is an important starting point for this endeavor. 
However, our experiences have taught us the 
limitations of a purely quantitative approach. 
For this reason, we know a mixed-methods 
approach is key to grounding this study in the 
lived reality of Cape Elizabeth’s housing.

New England Heritage Architecture and 
Landscape
Utile are leaders in New England regional 
architecture that respects a community’s 
heritage while updating those designs for today’s 
building codes and market logics.  We relish 
in a granular understanding of what the New 
England town is and was, how it has evolved, 
and how the region has always expressed itself 
through architecture and town planning. Our 
work in towns like Littleton, Weston and cities 
like Pittsfield and New Haven have sought to re-
codify the New England vernacular into zoning 
codes, infrastructure planning, and housing 
development projects. A prime example of that 
is our proposal for a middle income community 
in South Harbor, Maine, which takes inspiration 
from its regional architectural language in using 
a catslide roof reminiscent of the ubiquitous 
barns in Maine’s landscape.

Beyond architecture, we feel a responsibility 
to help maintain the region’s landscape and 
ecological heritage. Cape Elizabeth is filled 
with important coastlines, vistas, wetlands, 
forests, and agricultural landscapes. Housing 
and landscape preservation should not be seen 
as contenders, and we believe development that 
does not add to ecological stability is a missed 
opportunity. Our work in Haverhill, MA and 
Twin Brooks in Barnstable, MA has sought to 
balance housing with our pastoral heritage with 
meeting the housing needs of today.

Testing to Find the Right Scale
Like many towns in New England, Cape 
Elizabeth is struggling with the need for 
affordability and changing demographics that 

Cape Elizabeth has made remarkable efforts through planning 
and policy to add diverse housing stock and address changing 
demographics and rising unaffordability, though not without 
some discord in the community. At Utile, we find that adding truly 
diverse housing stock (and getting community buy-in) begins with 
a thorough understanding of the community’s diverse housing 
stories. 
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require different housing typologies. How do 
these new housing typologies and ideas play 
out in reality? What are their impacts on their 
neighbors, on the landscape, on the whole town? 
Unsatisfied with serving up best practices, 
we are constantly testing ideas at all scales 
to ensure housing ideas will work for a given 
community. 

At the parcel scale, we model the regulations 
and housing types on a site and on the public 
realm around it through a “test-fit” approach. 
Utile is known regionally as the go-to firm for 
design test-fits because we: a) understand the 
metrics and layout of market-driven building 
types, including various types of residential and 
mixed-use buildings; b) consider placemaking 
a fundamental aspect of housing and value-
creation; c) are realistic about the market 
expectations for parking, while championing 
a progressive transportation agenda; and d) 
create plans that are development ready. We 
test whether it’s a major project or a single infill 
parcel. 

Then, through advanced approaches to 
geographic information systems (GIS), we 
abstract insights from our test-fits, apply them to 
parcels at the scale of a town, and measure the 
impacts of housing regulation on housing and 
related subjects. In this way, our measurements 
of housing capacity differ from other planners, 
since they are based on the unique attributes 
of each town, and not past performance in a 
real estate market that is swayed by interest 
rates and global economic turns. We have 
applied variations on this method in cities and 
towns like Newton, Haverhill, Pittsfield, and 
Cambridge, Massachusetts - each customized to 
meet the needs of the project.

Shaping the Market Through Calibrated 
Regulation
Utile connects real unmet housing needs 
(demand) with realistic measures of local 
development capacity (supply). Many plans focus 
on one or the other, and consequently, their 
recommendations often fail to meet the needs 
felt in their community. Real estate will always 
default to the most potentially profitable option, 
even if it leaves some markets saturated and 
others underserved.

To prevent these market failures, we craft 
regulations that are calibrated to market 

realities, thus directing the market toward the 
community’s goals. For example, our team’s 
work in Foxborough and Melrose, MA worked 
on amending existing accessory dwelling unit 
bylaws (which produced very few accessory 
apartments) to better align with today’s 
financing standards and residents’ desires.

Thoughtful Approaches to Seasonal Housing
Seasonal housing and associated tourism can 
be a boon to local fiscal resources and the 
local economy. However, when the real estate 
market favors seasonal housing and out-of-
town visitors, communities can face housing 
instability and related social concerns, as well as 
stresses on local infrastructure. These pressures 
are a persistent part of life on Cape Cod, for 
example, and Maine’s coastal communities. We 
believe that solutions to address these issues are 
always double-pronged: ensure there is housing 
that is affordable and accessible to the year-
round community and create seasonal housing 
opportunities that are minimally resource-
intensive and blend with the character of the 
town. Utile has explored these approaches to 
tourism-heavy communities like Hyannis and 
Barnstable on Cape Cod.

Utile proposed a middle-income community of six Net Zero du-
plexes in Southwest Harbor, Maine. The catslide roofs, borrowed  
from barns that dot the Maine landscape, help the project meet 
Passive House and net zero energy standards. The project bal-
ances the need to preserve forests while also supporting the town 
of  Southwest Harbor.
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The Vision Haverhill 2035 Master Plan proposes eight locations 
across Haverhill where village clusters can be located, each of 
which has anywhere from 10 to 90 units of housing that could 
reasonably be built there with townhouses and small-scale 
multi-family buildings. 

Bottom Left: Existing Village Center

Bottom Right: New Village Center
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6 Wabun Road, Cape Elizabeth

Single Family

9 Winslow Place, Cape Elizabeth

Hobstone Condo Complex

60 Woodland Road, Cape Elizabeth

Summit Terrace at Woodland, Rental Community

1179 Shore Road, Cape Elizabeth

Single Family

878 Shore Road, Cape Elizabeth

Single Family

Kettle Cove, Cape Elizabeth

Vaction Rental 
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Project Management
Bi-weekly Check-ins
The project manager and project partner will 
meet every two weeks to discuss project updates, 
review newly produced materials, and inform 
each other of any new items that may affect the 
project (e.g., new developments proposed in 
town, relevant discussions held by town officials 
or community groups).

Project Kick-off
The project team and project partner will 
hold a virtual kick-off videoconference with 
key stakeholders who can serve as allies in 
producing a meaningful study with realistic 
recommendations. The agenda will be 
determined by the project team and project 
partner.

Task 1: Research & Data 
Package

1A: Quantitative Research

Demographic and Market Analysis
The project team will pull and analyze data 
related to the population and demographics 
of Cape Elizbeth, the current housing stock, 
home sales and mortgage activity, rents, and 
affordability. Data will be drawn from the 
2020 Census where available, the 2015-2019 
American Community Survey (the latest reliable 
demographic and housing survey conducted by 
the US Census Bureau), HUD, local Assessor’s 
data, public and/or proprietary housing market 
data, and other sources as needed. 

Cape Elizabeth will be compared to the county 
and/or Portland Metropolitan Region and up 
to three other towns (to be determined by the 
project team and project partners). The project 
partner will help the project team procure local 

government data where necessary. The project 
team will analyze the data for themes and 
insights that could inform the process of setting 
housing goals and providing recommendations 
to the Town.

Geospatial Analysis + GIS Basemap 
Production
The project team will pull and analyze geospatial 
data related to land use and housing in Cape 
Elizabeth, such as property/Assessor’s data, 
zoning, open space protections, conservation 
restrictions, flood hazards, utility access, 
etc. The project partner and project team 
will collectively decide which data layers are 
important to study. The project partner will help 
the project team procure local government data 
where necessary. 

The project team will analyze the data for 
themes and insights that could inform the 
process of setting housing goals and providing 
recommendations to the Town. This data will be 
used to study housing capacity and goal creation 
in later tasks, and to construct a basemap 
for design analyses using GIS (geographic 
information systems). The project team will use 
the geospatial data to identify prototypical site 
attributes, with which to select prototypical sites 
in Task 2B, which will help to model housing 
prototypes for Cape Elizabeth. 

Scope of Work

Affordability Analysis in Cambridge, MA.
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1B: Qualitative Research

Focus groups
The project team will conduct up to three 
90-minute stakeholder focus groups to assess 
housing needs and constraints on the existing 
stock and housing development. These focus 
groups could focus on Town officials (assessors, 
building inspectors, Planning Board members, 
public works officials, school officials, etc.), 
locally active real estate professionals, 
community leaders. The focus groups could also 
feature the project team joining the meeting 
of a standing organization (e.g., the Planning 
Board or an especially relevant neighborhood 
group). The project team and project partner will 
determine what focus groups are best for this 
process. The project partner will recruit focus 
group members and coordinate scheduling. All 
focus groups will take place virtually over video 
conference software. The senior planner will run 
the focus group activities.

Key Informant Interviews
The project team will hold time for interviews 
with key informants who could provide 
additional important and unique information 
outside the context of focus groups. All 
interviews would take place via phone or video 
conference software and would be managed by 
the senior planner. If by Task 3 these interviews 
are found to be unnecessary, hours held for this 
subtask would be reallocated to further develop 
recommendations.

Past Plan Analysis
The project team will review the Town’s 
past plans and studies, including the 2019 
Comprehensive Plan, the 2014 Town Center Plan 
update, the 1989 Affordable Housing Report, 
the 1989 Visual Resources assessment, and 
others. This will include an in-depth review of 
the Comprehensive Plan and two other plans, 
to be determined by the project team and 
project partner. The project team will conduct 
an overview of any remaining plans, to be 
determined by the project team and project 
partner.

1C: Reporting

Town Council Meeting
The project team and project partner will 
introduce the project and process to the Town 
Council, present the findings of Task 1, and 
allow for questions and answers with Town 
Council members. Up to one Town Council 
meeting over the course of the project will take 
place in person, depending on the status of 
public health, with the remainder taking place 
virtually.

Summary Memo and Data Packaging
The project team will summarize the process 
and findings of Task 1 in a brief memo. Data 
that was pulled and analyzed for this task will 
be packaged for the project partner as either 
shapefiles or Microsoft Excel-compatible 
formats, or some other set of formats agreed 
upon by the project team and project partner.

Housing type analysis in Salem, MA.
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Task 2: Housing Goals

2A: Demand Analysis

Demographic Projections
The project team will use demographic data 
pulled in Task 1 (and any other necessary 
information) to develop high-level projections 
of population, households, and age cohorts ten 
years from now. These projections are meant to 
serve as a rough benchmark for development, 
rather than a firm prediction.

Need By Housing Type/Size/Income/Tenure/
etc.
Based on current data analysis, the demographic 
projections, and insights from Task 1B’s 
qualitative research, the project team will 
state the quantitative need for housing by 
characteristics such as size (number of 
bedrooms), tenure, affordability to various 
household income levels, accessibility, and 
others. The list of characteristics will be 
determined by the project team working with 
the project partner. While all statements of need 
will be empirically informed, some statements 
of need will necessarily be more subjective than 
others.

2B: Supply Analysis

Prototypical Site Selection and Base Drawing 
Production
Using prototypical site attributes gleaned 
from the geospatial analysis in Task 1, the 
project team and partner will select up to three 
prototypical sites representing different site 
conditions in Cape Elizabeth (e.g., the Town 
Center, a large development site, and a small 
infill site). Utile will then draw the selected 
parcels for study in 2D and 3D, including lot 
lines, buildings, parking, etc. 

Design Prototyping
For each prototypical site selected above, the 
project team will develop up to two housing 
design prototypes that would work for the 
sites and address housing needs identified 
in this process, in addition to a model of 
existing conditions. Housing prototypes will 
be informed by the local architectural context 
and the site constraints of prototypical parcels 

found in Cape Elizabeth. These prototypes may 
or may not be allowed under current zoning and 
land use regulations, but can serve as the basis 
for land use recommendations in Task 3. Each 
scenario will include plans showing proposed 
buildings, plot sizes, parking, and relationship 
to the street. In addition, three-dimensional 
axonometric drawings will illustrate the density 
of the scenarios relative to the context.

Infrastructure and Physical Barriers 
Assessment
The project team will assess physical and 
infrastructural barriers to housing diversity 
across the town, such as wetlands, flood zones, 
protected open spaces, identified hazardous 
waste sites, and utility capacity. This analysis 
will use geospatial data pulled in Task 1, and 
affected sites will be excluded from capacity 
analyses conducted below. Additional non-
geospatial barriers will be assessed and used to 
assess the later capacity analyses.

Capacity Analysis and Town-wide Impact 
Scenarios
The project team will use design prototypes, 
geospatial analysis of existing land parcels, 
infrastructure and barriers assessment, and 
housing market data to determine the likely 
capacity for future development in Cape 
Elizabeth. In this process, parcels will be scored 
for the likelihood of (re)development. Then 
parcels where development is likely will be 
matched to design prototypes, total town-wide 
potential development will be determined, and 
that total development figure will be discounted 

Knowledge of residential building types in New England 
will help to guide the housing design prototypes.
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to reflect the real estate market’s idiosyncrasies. 

The project team will develop up to three town-
wide impact scenarios based on the matching 
of different design prototypes to parcels where 
development is likely, each testing a different 
policy approach. These will be supplemented 
by a “no action” scenario where development 
occurs under current rules. Each scenario will 
respond differently to potential housing goals, 
as stated in the 2019 Comprehensive Plan or 
otherwise determined in this planning process. 

The scenarios will model planning “extremes,” 
which will inform the development of balanced 
housing targets. The project team will work with 
the project partner to determine which policy 
scenarios should be tested.

2C: Housing Creation Goals

Quantitative Housing Target Determination
The project team will draft numerical housing 
targets. These targets will be based on insights 
from Task 1’s research and Task 2’s design 
testing, as well as input from the first Town 
Council meeting and the influence of the project 
partner. Targets will include the total number 
of net new housing units produced, as well as 
housing affordable to various income levels, 
accessible to various demographic groups, and 
appropriate for different household sizes and 
structures. Which characteristics will receive 
a specific quantitative housing target will be 
determined by the project team and project 
partner. If necessary, qualitative or directional 
targets may be included if the information 
needed to track the target is unavailable. Targets 
can be revised up to one time following input 
from the Town Council. The project partner will 
be responsible for collating any additional input 
needed to revise the targets.
 

2D: Reporting

Town Council Meeting
The project team and project partner will present 
the process and findings of Task 2, and allow 
for questions and answers with Town Council 
members. Town Council input can be used to 
revise targets. Up to one Town Council meeting 
over the course of the project will take place in 
person, depending on the status of public health, 
with the remainder taking place virtually.

Summary Memo
The project team will summarize the process 
and findings of Task 2 in a brief memo. The 
memo will include insights from the process, 
illustrations of the design prototypes and impact 
scenarios, and the housing targets.

Task 3: 
Recommendations

3A: Governmental Review

Zoning and Land Use Regulatory Review
The project team will review the Town’s zoning 
bylaw (including base residential district rules, 
mixed use rules, ADU rules, cluster zoning 
rules, etc.) and other land use regulations, 
including subdivision regulations, conservation 
rules, design reviews, permitting processes, etc. 
Through this review, the project team will gain a 
holistic understanding of housing, development, 
and permitting in the town, with a particular 
emphasis on the provision of diverse housing 
models.

Policy Review
The project team will conduct a high-level 
review of non-land-use policy that could impact 
diverse housing options, with guidance from 
focus group research conducted in Task 1. Policy 
areas for consideration could include rental 
regulations, boards and commissions related 
to housing or serving populations with unmet 
housing needs.

Fiscal Review
The project team will conduct a high-level review 
of the Town’s fiscal resources and spending, 
with a focus on growing fiscal resources 
through state and federal granting programs 
(related to housing or infrastructure), existing 
fiscal resources that are un- or underutilized, 
or any resources not currently allocated (e.g., 
ARPA funds). With guidance from focus group 
research conducted in Task 1, the team will 
also review spending that may be impacting 
housing diversity or development (if there were 
underinvestment in building inspections, for 
instance).
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3B: Recommendations

Land Use Recommendations
The project team will make zoning and other 
land use regulatory recommendations, based 
on the land use review in Task 3A, the housing 
goals set in Task 2, and housing prototypes 
and scenarios studied in Task 2 that could 
help achieve goals. Recommendations will 
include specific, granular changes to the 
existing codes, such as changes to use tables or 
dimensional regulations. They may also include 
recommendations for higher-level changes that 
require study and process beyond the scope of 
this study, such as developing form-based codes 
or a market-calibrated affordable development 
policy.

Policy Recommendations
The project team will make recommendations 
to policy changes based on the policy review in 
Task 3A and housing goals established in Task 2. 
Policy recommendations will be rated for their 
impact on housing diversity and their direct 
fiscal cost to the Town, and recommendations 
will aim to minimize costs while maximizing 
impact. Because this study is primarily related 
to land use, policy recommendations may 
be more tentative or high-level than land use 
recommendations.

Fiscal Recommendations
The project team will make high-level 
recommendations for the Town to pursue 
specific funding opportunities, allocate existing 
funds toward specific projects, or redirect funds 
that are underutilized. Due to the necessarily 
limited scope of fiscal study in this project, 
all fiscal recommendations will require 
considerable further review.

3C: Reporting

Final Report Preparation
The project team will compile the summary 
memos for Tasks 1 and 2, along with a summary 
of Task 3 and its recommendations, into a 
final report from this study. The report will be 
brief and graphically compelling for a general 
audience. The project partner will circulate the 
draft report to the Town Council and any other 
stakeholders prior to the Town Council meeting. 
Following the meeting, the project partner will 
collate any input received, determine which 

comments ought to result in edits, and submit 
those to the project team. The project team will 
make one round of edits to the final report.

Town Council Meeting
The project team and project partner will 
present the process and findings of Task 3, as 
well as the final report, and allow for questions 
and answers with Town Council members. 
Town Council input will be used to revise the 
final report. Up to one Town Council meeting 
over the course of the project will take place in 
person, depending on the status of public health, 
with the remainder taking place virtually.
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Task 3:
Recommendations

Task 1:
Research & 

Data Package

Task 2:
Housing Goals

Proposed Timeline 
(Detailed worksheet 

attached)

  Project Management 
and Coordination

  City Staff Meetings 
(Bi-weekly as Needed)

Apr 2022 May 2022 June 2022 July  2022

1  Research & 
Data Package

1A. Quantitative 
Research

1B. Qualitative 
Research

1C. Town Council 
Presentation

2   Housing Goals

2A. Demand Analysis

2B. Supply Analysis

2C. Goal Development

2D. Town Council 
Presentation

3  Recommendations

3A. Governmental 
Review

3B. Zoning 
Recommendations

3C. Town Council 
Presentation

Summary memo + 
GIS data package

Summary memo with 
design prototypes, 
impact scenarios + 

housing targets

Final report with 
summary of 

recommendations



Cape Elizabeth Housing Diversity Study Proposal

15Team & Availability Town of Cape Elizabeth

Team & Availability

The Utile team has sufficient time to dedicate to the Housing 
Diversity Study and is able to meet the anticipated deadline. On 
the following pages, please find our proposed team members and 
percentage of availability. 

Contact Information

Matthew Littell LEED AP 
Principal-in-Charge
Utile
115 Kingston St.
Boston, MA 02111
(617) 423-7200
littell@utiledesign.com

John McCartin
Principal
Outwith Studio
(410) 952-1395
mccartin@outwith.studio
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Matthew Littell LEED AP
Principal-in-Charge

Matthew Littell is one of the founding principals of Utile. Through 
his work in the firm’s architecture, planning, and early phase devel-
opment projects, he has gained an expertise in building and zoning 
codes and the regulatory process specifically as they relate to urban 
design, housing and land use. 
 Matthew served as Utile’s principal-in-charge for Imagine 
Boston 2030, the city’s first comprehensive plan in 50 years. He has 
directed many of the firm’s early phase planning and urban design 
projects, including the Downtown Boston Waterfront Municipal 
Harbor Plan, as well as the design guidelines and zoning for the 
Rose Kennedy Greenway District. He has led planning efforts in 
several Massachusetts Gateway cities, including Holyoke, Revere 
and Chelsea, MA, and has just completed a plan for Boston’s first 
Flood Resilience Guidelines and Zoning Overlay. He is current-
ly the firm’s principal in charge for citywide rezoning efforts in 
Atlanta and Detroit. 
 Matthew also specializes in multifamily residential, particu-
larly affordable and middle income housing. Under his direction, 
Utile currently has over 300 subsidized units in design or un-
der construction throughout the region for various Community 
Development Corporations such as The Neighborhood Developers, 
Urban Edge, VietAID, and the Portland Housing Authority. 
 Matthew teaches a course on contemporary urban design issues 
at Boston College. He earned his M.Arch. from Harvard’s Graduate 
School of Design in 1997, where he received the Boston Society of 
Architects’ James Templeton Kelly award for the best final design 
project, as well as the Clifford Wong prize for outstanding design in 
housing.
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Education
Harvard University Graduate School, 
Master of Architecture, 1997

Columbia College, Bachelor of Arts in 
Religion, 1989

Affiliations
Northeastern University Department 
of Architecture, Lecturer in Computer 
Aided Design, Graduate Thesis Studio

Selected Projects
Portland Housing Authority Master 
Planning, Portland, ME

Chelsea Soldiers’ Home Campus 
Redevelopment Master Plan, Chelsea, 
MA

Buffalo Bayou East Master Plan, 
Houston, TX—with MVVA and HR&A 
for the Buffalo Bayou Partnership

Imagine Boston 2030, Boston, MA—
The City of Boston’s first citywide 
master plan in 50 years

Boston Flood Resiliency Zoning 
Overlay District & Resiliency Design 
Guidelines, Boston, MA—for the City 
of Boston

Climate Ready Boston: Coastal 
Resilience Solutions for Dorchester, 
Dorchester, MA—with SCAPE for the 
City of Boston

Atlanta Rezoning, Atlanta, GA—for 
the City of Atlanta with TSW

Downtown Boston Waterfront 
Planning Initiative, Boston, MA—for 
the City of Boston

Salem Municipal Harbor Plan Update, 
Salem, MA—Update for the City of 
Salem

Lynn Waterfront Master Plan, Lynn, 
MA—for the City of Lyann

Chelsea Creek Municipal Harbor 
Plan, Chelsea, MA—for the City of 
Chelsea

Dorothea Dix Park Master Planning, 
Raleigh, NC—with MVVA

Greenway District Planning Study, 
Boston, MA—for the City of Boston

Stuart Street Planning Study, Boston, 
MA—Comprehensive planning study 
and zoning update

Long Beach Corridor Vision Plan, 
CA—in collaboration with RSAUD

East Anaheim Street Corridor Study, 
Long Beach, CA—in collaboration 
with RSAUD

Frontage Road Municipal Operations, 
Boston, MA—for the City of Boston

88 Hudson Street Condominiums, 
Boston, MA—51 units of affordable 
housing for Asian CDC

One Beach, Revere, MA—39 units 
of affordable senior housing for The 
Neighborhood Developers 

The Mastlight, South Weymouth, 
MA—265-unit mixed-use develop-
ment on a former naval air station

MetroMark Apartments, Boston, 
MA—283 units for The Brennan 
Group & John M. Corcoran Company

Spencer Green, Chelsea, MA—48 
units of affordable housing for The 
Neighborhood Developers

Upper Washington, Dorchester, MA—
Mixed-Use development for VietAID

242 Spencer Avenue, Chelsea, MA—34 
units of affordable housing for The 
Neighborhood Developers

Lyman Terrace Redevelopment 
Studies, Holyoke, MA—for 
MassDevelopment

Lower Roxbury Housing Analysis, 
Roxbury, MA—for The American City 
Coalition (TACC)

Matthew can dedicate 
20% of his time to this 
project.
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John McCartin
Urban Planning Consultant

John is a founding principal at Outwith Studio 
and an independent urban planning consul-
tant for Utile. He previously worked as a hous-
ing planner at the Metropolitan Area Planning 
Council (MAPC) from 2019 to 2021 and earlier 
at Utile from 2016 to 2019. He earned his Master 
of Urban Planning from the Harvard Graduate 
School of Design and a Bachelor of Arts in 
Urban Studies from Vassar College. John was 
also a Fulbright scholar at the University of 
Strathclyde in Glasgow, Scotland in 2014. He has 
taught GIS and cartography at the Wentworth 
Institute of Technology, and currently teaches 
Community Process at the Boston Architectural 
College. His research has addressed urban in-
dustrial land use in Glasgow, the impact of ur-
ban planning on civil unrest in Baltimore, and 
digitally enabled intergenerational homesharing 
schemes.
 As a housing planner in Greater Boston, John 
served as the project manager and principal 
analyst for the Melrose Housing Production 
Plan, Foxborough Housing Production Plan, 
Arlington Fair Housing Action Plan, and the 
first phase of the Southborough Affordable 
Housing Trust Fund Strategic Financial Plan. 
Beyond housing, John managed scenario mod-
eling and plan development for the Envision 
Cambridge citywide plan and the first phases of 
the Vision Haverhill 2035 master plan.

John can dedicate 40% of his time to this 
project.

Education
Harvard University Graduate School, 
Master of Urban Planning

US-UK Fulbright Commission + 
University of Strathclyde, Fulbright 
Postgraduate Researcher, Department 
of Architecture

Vassar College, Bachelor of Arts in 
Urban Studies

Selected Projects
Housing Lynn, Lynn, MA (for MAPC)

Fair Housing Action Plan, Arlington, 
MA (for MAPC)

Housing Production Plan, Melrose, 
MA (for MAPC)

Envision Cambridge Citywide Master 
Plan, Cambridge, MA

Main South Neighborhood Plan, 
Worcester, MA

Vision Haverhill 2035 Master Plan, 
Haverhill, MA

Imagine Salem Vision Plan, Salem, 
MA

MassDevelopment Transformative 
Development Initiative (TDI)

MassDevelopment TDI Web Platform 
(Block x Block)
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Andrea Baena
Urban Designer

Andrea Baena joined Utile in 2020 as an archi-
tectural and urban designer. She has worked 
extensively at the crossroads of urbanism, 
business strategy and design research. Andrea 
has applied her design work across numer-
ous contexts: Colombia, Spain, India, Mexico, 
France, Brazil, Italy, United States and Chile. 
Contextual sensibility and stakeholder engage-
ment have always been on the foreground of 
her work. 
 Andrea is engaged in open public debate at 
AlCentro Think Tank, where she is Housing 
and Territory Director. She also teaches the 
System Dynamics Course within the Master 
in Strategic Architectural Management at 
Universidad de los Andes. Prior to join-
ing Utile, she worked as Innovation and 
Development Director at Contexto Urbano, the 
largest architecture and urban design firm in 
Colombia, leading diverse teams in the devel-
opment of actionable innovation.
 Andrea was born in Bogotá, Colombia 
and holds a cum laude BS in Industrial 
Engineering from Universidad de los Andes. 
She obtained a Master of Architecture from 
MIT, where she served as co-chair of Latinx, a 
student-led initiative connecting with research 
and practice in Latin America, and received an 
award for her thesis focused on designing the 
urban edge bordering the Virgen Swamp in 
Cartagena, Colombia.

Andrea can dedicate 50% of her time to this 
project.

Education
Massachusetts Institute of 
Technology, Masters in Architecture

Universidad De Los Andes, Bachelor 
of Science in Industrial Engineering

Selected Projects
Imagine Nashua Master Plan Update, 
Nashua, NH—for the City of Nashua

Beverly Design Guidelines, Beverly, 
MA—for the City of Beverly

Atlanta Rezoning, Atlanta, GA—for 
the City of Atlanta with TSW

Sweetser Circle Study, Everett, MA—
with Howard Stein Hudson for the 
City of Everett

Salem Municipal Harbor Plan Update, 
Salem, MA—Update for the City of 
Salem

Valparaiso City Development Plan, 
Valparaiso, Chile—Advisor for the 
Planning Office of Valparaiso, prior to 
joining Utile

Community Integration Corridor, 
Bogota, Colombia—urban acupunc-
ture project for Fundacion Grupo 
Social, prior to joining Utile

Rio 4.0 Smart City, Rionegro, 
Colombia—interdisciplinary consult-
ing team for local government, prior to 
joining Utile
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Education
Harvard University Graduate School 
of Design, Master of Urban Planning

Vassar College, Bachelor of Arts in 
Urban Studies

Selected Projects

Columbia Crossing, Boston, MA—
while with Dorchester Bay EDC

Indigo Block, Boston, MA—while with 
Dorchester Bay EDC

Pierce, Boston, MA—while with 
Dorchester Bay EDC

9 Leland Street, Boston, MA—while 
with Dorchester Bay EDC

Africatown Community Land Trust—
while with Africatown Preservation & 
Development Association

Gabriel can dedicate 
60% of his time to this 
project.

Gabriel Ramos
Urban Planner

Gabriel joined Utile as an urban planner in 
2022. Gabriel holds a BA in Urban Studies 
with concentrations in Architecture and 
Geography, as well as a minor in Studio 
Art from Vassar College. Gabriel received 
his Master of Urban Planning with a 
concentration in Urban Design from the 
Harvard Graduate School of Design (GSD).
 While at the GSD, Gabriel became involved 
in the African American Design Nexus 
(AADN) where he worked on the design and 
launch of its website. His work at the AADN 
allowed him to participate in the 2019 Black 
in Design Conference as a panel moderator, as 
well as host a Black History Month Exhibition 
in the Frances Loeb Library at the GSD in 
2020. Gabriel’s interest in advancing equity 
in the built environment led him to pursue 
a position in affordable housing project 
management at the Dorchester Bay Economic 
Development Corporation, where he worked 
on a variety of projects from responding 
to City-issued RFPs, to a mixed-use new 
construction project, to asset management, to 
an historic rehab in Dorchester, MA. 
 Gabriel’s personal work was shown in 
the 2021 Chicago Architecture Biennial, 
featured as a contributor to the Architecture 
of Reparations Exhibition managed by Riff 
Studio. The focus of the exhibition was to 
explore housing typologies as a form of 
reparations in the South Side of Chicago. 
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Rahi Patel
Urban Planner

Rahi joined Utile as an urban planner in 
2021. Prior to joining Utile, Rahi worked as a 
transportation planner at the U.S. Department 
of Transportation Volpe Center, where he 
engaged with bicycle and pedestrian planning, 
sustainable operations, and transportation 
safety. He holds a BA in Urban Planning 
and Economics from the University of 
North Carolina at Chapel Hill, where his 
undergraduate thesis analyzing the urban 
form of Durham, North Carolina was awarded 
Highest Honors. 

Rahi can dedicate 80% of his time to this 
project.

Education
University of North Carolina at 
Chapel Hill, Bachelor of Arts in Urban 
Planning and Economics

Selected Projects
Minuteman/Lexington/Concord/
Lincoln Transit Feasibility Study, 
Lexington, MA—while with U.S. 
Department of Transportation Volpe 
National Transportation Systems Center 
(US DOT Volpe Center)

Cumberland Gap Tunnel Bicycle 
Planning Study, Cumberland Gap, 
TN—while with US DOT Volpe Center

National Park Service Chesapeake 
Bay Office Water Access Equity and 
Climate Resilience Plan, MD—while 
with US DOT Volpe Center

National Mall Multimodal 
Strategic Multimodal Safety Study, 
Washington, DC—while with US DOT 
Volpe Center

National Park Service Micromobility 
Adoption and Regulation Strategy—
while with US DOT Volpe Center
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References

Portland Housing Vision Plan & Front Street 
Design, Portland, ME
Portland Housing Authority
Jay Waterman, Development Director
(207) 221-8009
jwaterman@porthouse.org

Lynn Citywide Plan, Lynn, MA
PlanBeverly Citywide Plan, Beverly, MA
City of Lynn 
Aaron Clausen, Principal Planning Director 
(Former Director of Planning & Development for 
City of Beverly) 
(781) 598-4000
aclausen@lynnma.gov

Houston Land Bank Inventory Mappings & 
Test-fits, Houston, TX
Anne Gatling Haynes, Chief Transaction Officer 
for Austin Economic Development Corporation  
(Former Director of Transformative 
Development for MassDevelopment; Executive 
Director of Houston Land Bank)
(203) 645-1263
anne@austinedc.org
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Project Experience

Relevant Examples
Please find Utile and Outwith Studio’s relevant 
project experience examples on the following 
pages.

Work Sample
You can read Utile’s final Tyler Street District 
Housing Plan at this link:

https://issuu.com/utiledesign/
docs/2019-02-08_tyler_st_district_housin

https://issuu.com/utiledesign/docs/2019-02-08_tyler_st_district_housin


Cape Elizabeth Housing Diversity Study Proposal

24 Project Experience Town of Cape Elizabeth

Client  
Town of Littleton 
Year/Status  
May 2018–April 2019 
Scope of Services  
Planning, urban de-
sign, form-based code 
zoning 

Littleton Common Revitalization
Littleton, Massachusetts

The Town of Littleton hired Fort Point 
Associates, Utile, and the UMass 
Donahue Institute to help plan the 
revitalization of the Littleton Town 
Common. As a recent area of interest 
to developers, the once historic New 
England village center has expanded 
to a district of roughly 3,000 people, 
with a population density of approx-
imately 750-800 persons per square 
mile. While honoring the small-town, 
historic, and rural atmosphere that 
defines Littleton, the Town Common 
Revitalization effort aims to create 
a gathering place for residents of all 
ages that supports a range of com-
mercial, residential, and mixed-use 
development. 

 The consultant team created a 
series of initial planning scenarios, 
which were presented at a public 
workshop. The scenario preferred by 
participants depicted a Common with 
a wastewater sewer system, a mix of 
uses, and zoning that reflects a higher 
density and scale of development. The 
consultant team identified the need 
to replace the Town’s existing zon-
ing code with a Form-Based Code to 
ensure that preferred density, lot and 
building design, and climate resil-
iency desired by the Town can easily 
be achieved. Form-Based Code will 
regulate land development by using 
physical form as its main organizing 
principle, with the goal of foster-

ing predictable built results and a 
high-quality public realm. Currently, 
the consultant team lead is partner-
ing with Form-Based Code consul-
tant Dan Bartman on developing the 
Town’s Code which will consist of a 
zoning plan and a set of design-based 
regulations.

Key Collaborators 
Fort Point Associates; 
UMass Donohue 
Institute 
Awards 
2021 American 
Planning Association 
Massachusetts Chapter 
(APA-MA) Project of 
the Year Award
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Front Street Affordable Housing
Portland, Maine

Utile is working with the Portland 
Housing Authority (PHA) on the 
redevelopment of its Front Street 
Development, which will provide 113 
units of affordable housing in an array 
of low rise buildings along two blocks 
near the Back Cove neighborhood 
of Portland. The buildings and open 
spaces are arranged to better integrate 
the development into the fabric and 
flows of the neighborhood. Catering to 
families, a significant number of three 
and four bedroom units will be provid-
ed. The project is being designed to be 
Passive House certified. 
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Client  
Portland Housing 
Authority 
Type  
Affordable hous-
ing redevelopment; 
Sustainable design 
Size 
113 units 
Year/Status  
Front Street 
Development is in 
design; Vision plan 
completed in 2015 
Services 
Architectural design; 
planning

 This project was the result of Utile's  
Strategic Vision for PHA's entire 
development portfolio, which aims to 
structure the growth of the Authority's 
over 1,000 units of affordable housing. 
The plan illustrates conceptual design 
and financial strategies that will allow 
the PHA to be creative in meeting the 
need for more affordable housing in 
southern Maine.



Cape Elizabeth Housing Diversity Study Proposal

28 Project Experience Town of Cape Elizabeth

Tyler Street District Housing Plan
Pittsfield, Massachusetts

Client  
MassDevelopment, 
City of Pittsfield  
Type  
District-scale infill 
housing plan 
Year/Status  
June 2018–January 
2019 

Scope of Services  
Urban design, parcel 
analysis, test-fits, 
typology study and 
development 
Key Collaborators 
LDS Consulting Group, 
LLC 
Awards 
2019 APA-MA Housing 
Planning Project 
Award

Sites that could be available for ground-up development were identified. The analysis led to a categorization 
of potential sites into three types of parcels. These parcels were then used to generate building types.

Suggested revisions to zoning to facilitate the plan include allowing for triplexes within the R-M district and 
extensions to the zone. A new zoning overlay along Tyler Street allows for double-loaded corridor buildings.

Utile worked with the City of Pittsfield 
and MassDevelopment on a dis-
trict-level housing plan to illustrate 
the feasibility of a scattered-site 
approach with a goal of attracting 
new investment to the Tyler St. TDI 
District.
 Informed by a parcel and land use 
analysis, we generated two new hous-
ing types, the Carriage House and the 
Triplex, designed to be compatible 
with the physical character of the 
neighborhood and size of parcels. A 
single type/scattered site development 
approach was recommended in order 
to benefit from economies of scale, 
with at least 6-8 Triplexes or Carriage 
Houses constructed by a single 
developer/contractor. 
 It is hoped that the logic of the 
development approach, the attrac-
tive yet easy-to-build building types, 
Pittsfield’s role as the lively urban cen-
ter of the Berkshire region, the appeal 
of Tyler Street businesses as destina-
tions, and the proximity of the Tyler 
Street TDI to major local employers 
will be a strong draw for the residen-
tial market and generate developer in-
terest. Our final report was designed 
to serve as marketing tool for the City 
and other stakeholders who would like 
to see infill development in the neigh-
borhood, or who may be interested in 
doing such development. 

B-G: General Business

R-M: High Density  
Multi-Family Residential

Proposed (new) Tyler St. 
Overlay District

Proposed  
extension of R-M

Proposed  
extension of B-G
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The Triplex is a three-unit building comprised of two accessible one-bedroom units on the ground floor and a single two-
bedroom unit on the second floor, with on-site parking allowing each unit to have one on-site parking space per bedroom.

Marketing strategy for the triplex 
and carriage house, backed up by 
financial analysis.
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Newton MBTA Communities Analysis
Newton, Massachusetts

Client  
City of Newton, MA 
Type  
Housing data and 
policy analysis 
Year/Status  
Ongoing 

Units per acre

0 - 1
1 - 5
5 - 10
10 - 25
25 - 40
40 - 60
60+

14.7 units-per-acre

Existing unit-per-acre density around Newtonville T stop Existing unit-per-acre density citywide

Utile is assisting the City of Newton 
in evaluating the proposed Housing 
Choice legislation that would require 
multi-family by-right in MBTA com-
munities. Utile is providing map mak-
ing and data analysis to understand 
what the new requirement means for 
Newton. 
 Working closely with the City, 
Utile is analyzing the unit capacity of 
Newton’s zoning code, using the defi-
nition of unit capacity in the draft leg-
islation. This involves a deep dive into 
the zoning code, pulling out key met-
rics to input into a computer program/
code that is under development. The 
aim is to create a program that can 

take input from GIS parcel data and 
estimate the number of multi-family 
units that can be built on each parcel. 
The program will be calibrated to 
calculate the unit capacity by-right 
and by special permit. Alongside the 
data analysis, Utile is working with 
the City to assemble precedent images 
to convey unit-density-per acre. 
 Later work will include initial 
studies of how Newton could comply 
with the legislation. High-level maps 
will illustrate how and where density 
could be deployed. The scenarios will 
be used to discuss various approaches 
to compliance and the trade-offs asso-
ciated with each.
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In development: computer program/code to determine 
existing unit capacity.

Zones that allow for 

multi-family by-right

Zones that allow for 

multi-family by-right subject to listed standards

Zones that allow for 

multi-family by special permit
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Twin Brooks Golf Course Development Conceptual 
Redesign
West Barnstable, Massachusetts

Twin Brooks is a critical site 
for Barnstable. Located at the 
intersection of sensitive ecological 
systems and the growing demand for 
housing and infrastructure. A site at 
the crossroads of such pivotal topics 
requires extensive research, site 
analysis, and a thorough community 
engagement process as tools for the 
design process. 
 This Utile-led visioning project 
proposes a 40-acre development, 
sitting on one of the largest open 
spaces remaining in Hyannis. The 
goal of the project is to generate 
community-driven site alternatives 
that integrate land conservation with 
healthy, human-scale development in  

West Barnstable. The resulting ideas 
revealed several different housing 
designs, densities, and site locations 
that are compatible with land 
conservation goals, while  offering the 
public a variety of passive and active 
recreational uses.
 The development scenarios 
generated include redevelopment of 
the conference center site for multi-
family or townhouse units, while the 
open space concepts include a mix of 
passive and active recreational uses, 
access to public space via bike and 
pedestrian paths, and regenerative 
landscapes that protect natural 
habitats.
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Client  
Barnstable Land Trust  
Type  
Mapping and housing test-fits 
Year/Status  
Completed 2022

Right: Utile worked alongside the 
Barnstable Land Trust to facilitate 
a Public Design Workshop 
and a series of stakeholder 
meetings, in which hundreds of 
community members contributed 
their diverse experiences and 
perspectives to the cause of 
developing Twin Brooks in a 
progressive and equitable way. 
Utile employed engagement 
tactics such as design 
charrettes, online surveys, 
and visualizations such as the 
community generated word cloud 
of opportunities and challenges 
seen here.

Using available data from the Cape Cod Commission, the Town of 
Barnstable, and other readily available resources, the Utile Team 
conducted analysis related to the site conditions and project goals.

Using stakeholder input, Utile then developed a variety of conceptual 
programs for the site aimed at reaching the right balance between 
environment, development and financial factors. These schemes were 
refined into several alternative design scenarios (seen above).

These unique scenarios consider zoning, parking, site constraints, 
open space, and different housing typologies. As well as identifying 
land use and other regulations that may impact the development of 
the proposed concepts.

From this research and analysis, Utile generated a variety of mappings 
to inform the design process. These mappings included: a base site 
plan, circulation and land use diagram, natural resource map, and a 
variety of overlays, comparing the relations of important data points.
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Zoning Summary Table and Form-based District Map

Hyannis Housing Zoning Update
Barnstable, Massachusetts

Utile worked with the Town of 
Barnstable Planning & Development 
Department to develop a plan and 
form-based code for the Hyannis 
Growth Incentive Zone (GIZ), the 
downtown area that includes Main 
Street and the Harbor front. 
 Hyannis is one of the most pop-
ulated and dense areas within the 
Town of Barnstable and the Mid-Cape 
region. It is home to the Cape Cod 
Regional Hospital, many historic sea 
captains' homes, as well as the Cape 
Cod Regional Transit Authority. The 
village is also a key departure point 
for many of the ferry services to 
Martha's Vineyard and Nantucket. As 
such, housing production in Hyannis 
is a priority for the Town. The zoning 

ordinance, however, was not consis-
tent with the development goals of the 
Town and therefore many of the devel-
opment projects underway required 
exhaustive contract negotiation and 
special permits. 
 The goal of the zoning update was 
to increase predictability of develop-
ment outcomes by updating district 
boundaries, revising dimensional 
standards, and addressing parking 
ratios. In addition, the zoning revi-
sion seeks to reduce the impact of 
the auto-dominated urban fabric of 
the periphery of the downtown area - 
from large scale surface parking lots 
to large building setbacks.
 The resulting zoning code estab-
lishes two new downtown Form-

Based Districts: Village Main Street 
and Village Neighborhood. Through 
development test fits and build-out 
scenarios or market-tested housing 
types, Utile worked with Dan Bartman 
to develop lot and massing standards 
for the two districts.
 The code determines the process 
for future development approvals and 
sets standards for the future form 
of the neighborhood by establishing 
rules for building heights, setbacks, 
massing, and parking, among oth-
er regulatory controls. Ultimately, 
the code enables a more predictable 
urban form and a streamlined zoning 
approvals process that makes hous-
ing development more accessible and 
feasible in Downtown Hyannis.
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Client  
Town of Barnstable
Type  
Form-based code and 
planning framework 
Year/Status  
2019–2020 
Scope of Services  
Master planning, ur-
ban design, zoning 
Key collaborators 
Dan Bartman, Zoning 
Consultant 

Development test fits and build-out scenarios used market-tested, "missing-mid-
dle" housing types to study the development capacity, number of added dwelling 
units, and overall urban form of the new zoning districts.

Simple axonometric diagrams were incorporated into the zoning document 
to illustrate the various dimensional standards, including buildable area, 
parking placement, setbacks, and building height.
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Southwest Harbor Catslide
Southwest Harbor, Maine

This project envisions a social and eco-
logical network composed of six Net 
Zero duplexes. Blocks from downtown 
Southwest Harbor, the community is 
planted around a central space and 
public path that link main street to the 
forest beyond. Semi-private outdoor 
deck spaces enmesh residents with 
their ecosystem, encouraging a new 
neighborhood to grow amongst the 
flora and fauna of this coastal Maine 
town.
 A catslide roof, borrowed from 
barns that dot the Maine landscape, 
helps the project meet Passive House 
and net zero energy standards. The 
barn-like forms fall in behind an ex-
isting 19th century farmhouse, which 
was renovated by the client in the 
early 2000s. To the south of each new 
gable ridge the homes absorb energy 

with photovoltaic arrays and expan-
sive glazing that faces common space. 
The heavily insulated catslide deflects 
northerly winter winds to retain heat, 
while gutters channel rainwater to na-
tive gardens that double as stormwater 
retention systems.
 In sharing outdoor spaces and par-
ty  walls, the project insists that we 
can have it both ways: we can preserve 
forest while we support the town of 
Southwest Harbor; treading carefully 
on the land by claiming less space per 
residence retains more trees, brings 
more people within walking distance 
of downtown, and costs less per 
resident. This high-quality, middle-in-
come cluster of housing reinforces 
the existing community by making a 
discreet impact on the surrounding 
environment.
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Client Type  
Private developer 
Type  
Middle-income, 
net-zero housing 
Size 
12 duplex units 
Completion 
2019
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Melrose Housing 
Production Plan
www.mapc.org/melrose-housing

MELROSE, MA
2020–2022

JOHN MCCARTIN 
FOR MAPC

Outwith principal John McCartin conducted a regulatory Housing 
Production Plan (HPP) for the City of Melrose, MA while he was 
a housing planner at the Metropolitan Area Planning Council. 
This leafy suburb of Boston is served by three commuter rail 
stations and contains a range of Victorian-era housing types. 
The community feared it was starting to lose its mixed-income 
character as the housing market heated up, residents reported 
difficulty finding housing that met their needs, and many wanted 
to address inequality in its provision of housing for marginalized 
racial communities. The HPP process served as a venue to take a 
look at the facts, collect input on housing need, and recommend 
zoning and policy solutions. McCartin served a project manager, 
principal analyst, engagement manager, and writer.

The HPP used Census Bureau data to break down received wisdom about who lived 
in Melrose, and thus what kind of housing the city needed.
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The HPP held virtual engagement events during the COVID-19 pandemic that 
discussed the state of the city’s housing and what policies would help the 
community achieve its housing goals.

The HPP conducted a survey about future housing development, asking residents to 
pair housing types with different areas of town. The resulting data analysis showed 
a desire for housing that required a distinct set of policy changes.
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Arlington Fair Housing 
Action Plan
Link: Plan press release and PDF download

ARLINGTON, MA
2019-2021

Outwith principal John McCartin conducted a Fair Housing Action Plan for the Town of Arlington, 
MA while he was a housing planner at the Metropolitan Area Planning Council. This plan fulfilled 
HUD’s requirements for an Analysis of Impediments to Fair Housing Choice (AI) while meeting the 
spirit of the Obama Administration’s Affirmatively Furthering Fair Housing rules (AFFH). McCartin, 
working with other MAPC staff and the Lawyers Committee for Civil Rights under Law, studied 
housing access across demographic divides, including race, age, family status, disability, and more. 
We assessed everything from mortgage lending to rental management practices to the town’s fair 
housing enforcement mechanisms and the history of its zoning code.  Ultimately, the plan made 45 
recommendations for the Town to address gaps in fair housing choice. McCartin served as a project 
manager, policy analyst, historical researcher, and principal writer.

JOHN MCCARTIN 
FOR MAPC

The historical practice of redlining 
by a quasi-public federal 
corporation limited access to 
mortgages in areas deemed risky 
due to the presence of people 
of color or immigrants. These 
maps codified the patterns of 
segregation found in the 1930s, 
and these patterns are still 
evident today. Arlington (shown 
outlined on the left) had no areas 
marked as “hazardous,” meaning 
it had no neighborhoods with 
predominantly people of color 
or immigrants. Limited areas 
marked as “declining” in 
yellow, suggesting some racial 
integration there. These remain 
the most integrated parts of town.
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The plan mapped the distribution 
of residents of color, both for 
regionally and within Arlington 
specifically (pictured). Given 
the low number residents of 
color in Arlington, the plan used 
density analysis to preserve 
the anonymity of particular 
households. This analysis showed 
concentration of residents of color 
at the town’s re border and along 
its major thoroughfare.

Analysis of mortgage loan data demonstrated how few loan 
applications were made by non-White and non-Asian prospective 
homebuyers. This was found to be a regional pattern, but was 
especially inequitable in Arlington.
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Foxborough Housing 
Production Plan
www.mapc.org/foxborough-housing

FOXBOROUGH, MA
2019-2021

JOHN MCCARTIN 
FOR MAPC

While working at MAPC, Outwith Principal John McCartin crafted 
the Foxborough Housing Production Plan (HPP) to help the town 
address unmet housing need. The plan analyzed the Town’s 
demographics and housing stock, conducted extensive engagement 
to understand the community’s housing goals, and suggested 
limited policy interventions to those goals. Much of the plan 
focused on creating diverse housing choices that would match 
the suburban character of the town, house an aging population, 
and ensure the town could retain its working class roots. McCartin 
served as a project manager, principal policy analyst, engagement 
content manager, and writer.

Residents were asked to consider the housing needs of different 
types of residents (e.g., a single senior looking to downsize, and 
new family living on one income, a multi-generational household) 
and talk through what their housing needs would be and whether 
Foxborough’s housing market meets those needs.
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Outwith principal McCartin 
conducted a panel discussion on 
small housing types with local 
architects Union Studio and local 
small housing developers. The 
event’s 50 attendees discussed 
different small housing options, 
how to make them work in 
Foxborough, and how to make 
the Town could help make them 
affordable to senior residents 
and new families.

The plan proposed 15 potential strategies for the community to 
consider, which residents then rated on a 1-5 scale. The planning 
team then rated them on their contribution to specified goals, their 
level of impact on those goals, and their direct fiscal cost to the Town. 
These ratings were used to whittle the list to seven priority strategies.
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Cost Proposal

0 Project Management + Initiation
0 Project Kick-off $1,280
0 Biweekly Check-ins $3,200

1 Research and Data Package
1A Quantitative Research $5,525
1B Qualitative Research $4,210
1C Reporting $3,600

2 Housing Goals
2A Demand Analysis $3,950
2B Supply Analysis $6,025
2C Goal Development $4,970
2D Reporting $3,535

3 Recommendations
3A Governmental Review $3,400
3B Recommendations $5,790
3C Reporting $4,510

Total $49,995

Team Hourly Rates

Matthew Littell, Principal-in-charge   $225/hour
John McCartin, Project Manger /Senior Planner $150/hour
Gabriel Ramos, Urban Planner    $115/hour
Andrea Baena, Urban Designer    $115/hour
Rahi Patel, Urban Planner    $95/hour


