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[Note to the Sub-Committee: Data sources, namely from the U.S. Census, may need to be 
updated and made consistent across elements, most notably affecting this Housing 
element. In large part, the 2013-2017 American Community Survey 5-Year Estimates were 
applied, though the 2018 ACS may now be available across all relevant data points to be 
included in this Master Plan. Additionally, 2019 data from Esri is available. A holistic review of 
the Master Plan elements by the Consultant Team will be undertaken to determine the best 
use and application of data sources.]  

Introduction 
The population of Westborough has increased steadily in recent years, growing 3.0 percent 
between 2010 and 2017.1, 2 As the Town continues to grow, demand for housing remains 
strong. Housing development in Westborough trends new, with 13.0 percent of all units 
built in the 21st century, notably higher than the statewide rate of 9.3 percent.3 

Much of this residential development has been focused on the construction of high-cost, 
single-family detached homes. Although Westborough has a high rate of family households, 
and a high median household income, it is also home to various underserved populations, 
including seniors, singles, couples without families, and low-income households (see the 
Community Profile at the front of this Master Plan). The cost of housing is increasing 
significantly, particularly for renters, and – as demonstrated through the public outreach 
performed as part of this Master Plan – affordability of housing is a recognized concern 
within the community.   

__________________________________________________ 
1  U.S. Census Bureau. (2010). 2010 Decennial Census.   
2 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates.  
3 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates.  
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Planning Context 
Planning for housing takes place at all levels of government, and it is understood that there 
are many agencies at the federal, state, regional, and local levels with some influence over 
residential development. The key players at the local level are the Planning Board, Housing 
Authority, Housing Partnership Committee, Board of Selectmen, and Zoning Board of 
Appeals. The following state and regional agencies also have an impact on the housing 
market in Westborough: 

▸ Department of Housing and Community Development (DHCD); 

▸ Massachusetts Housing Partnership (MHP); 

▸ MassHousing; and 

▸ Central Massachusetts Regional Planning Commission (CMRPC). 

It is noted that the Town of Westborough does not currently have a Housing Production 
Plan (HPP). Municipalities in Massachusetts have the ability to prepare a HPP through 
Chapter 40B, as facilitated by DHCD, allowing them to establish a strategy for meeting core 
goals and objectives in relation to affordable housing. All of Westborough’s neighboring 
communities (i.e., Grafton, Hopkinton, Northborough, Shrewsbury, Southborough, and 
Upton) have prepared HPP’s in the past, although some have expired; Grafton and 
Southborough currently have active HPP’s. 

Further, it is noted that the Town does not have an affordable housing trust, although the 
need to potentially create one has been publicly recognized. Among Westborough’s 
neighboring communities, both Hopkinton and Southborough have affordable housing 
trusts. Affordable housing trusts provide municipalities with a mechanism to buy, sell, and 
transfer real property, personal property, and money, all to the end of achieving locally 
defined affordable housing goals and objectives.   

The following sections describe housing from the perspectives of past and current planning 
efforts in Westborough, including the 2003 Master Plan and the 2018 Strategic Plan.  

2003 Master Plan 
The 2003 Master Plan identified the need to assist underrepresented groups in the search 
for affordable housing. At the time, housing costs were increasing rapidly. As described in 
the plan, the Housing Authority and the Housing Partnership Committee were as active then 
as they are now, with the Authority focused on the rental and management of subsidized 
housing units, and the Partnership Committee focused on working with private developers 
to develop new affordable housing. The Master Plan also referenced the work of Habitat for 
Humanity in the construction of new affordable housing.  

The 2003 Master Plan called for an increase in multifamily housing and advocated for 
expanding the Westborough Housing Partnership Committee’s capacity to increase the 
supply of affordable housing.  



Town of Westborough Master Plan | 2020 DRAFT 
Housing 

 

2-3 
 

2018 Strategic Plan 
The 2018 Strategic Plan cited various housing-related challenges, including high taxes, 
difficulties for seniors, and economic disparities between high- and low-income residents. 
Echoing the 2003 Master Plan, the Strategic Plan identified the need to expand access to 
diverse housing options as a Critical Success Factor, and to strengthen the soft 
infrastructure required to create more affordable housing. Related to the development of 
housing, another Critical Success Factor of the 2018 Strategic Plan is “Thoughtfully-Planned 
Built and Natural Environment,” which is focused on balancing the built and natural 
environments in support of the mental, physical, and economic well-being of the Town.  

Baseline Conditions Analyses 

Demographic Conditions 
Demographic shifts in a community can affect the needs of and demand for housing. To 
assess these effects, it is critical to understand Westborough’s unique demographic 
conditions. The following sections provide an overview of the population and household 
characteristics of Westborough.  

Population  
According to data from the 2010 Decennial Census and the 2013-2017 American Community 
Survey 5-Year Estimates, the population of Westborough grew by 3.0 percent between 
2010 and 2017; as of 2017, the population of Westborough was 18,836.4 This seven-year 
period saw more growth than the previous 10 years (1.5 percent growth from 2000-2010).5, 6 
At the same time, Westborough’s growth between 2010 and 2017 was slower than the State 
(4.8 percent), and moderately slower than Worcester County overall (3.3 percent). Among 
neighboring communities, Grafton, Northborough, and Hopkinton all grew more rapidly 
(4.2 percent, 5.4 percent, and 12.4 percent over the seven-year period, respectively).  

To project the future growth of Westborough’s population, this Master Plan begins with the 
2013-2017 American Community Survey 5-Year Estimates and projects outward through the 
year 2030, using a growth rate derived from Esri’s Community Analyst.7 Based on this 
approach, it is anticipated that the population of Westborough will increase by around 
1,979 new residents by 2030, representing an annual growth rate of 0.8 percent. This rate is 
higher than the Town’s neighboring communities, with exception to Hopkinton (1.4 percent) 
and Southborough (0.8 percent). All other adjacent municipalities have anticipated annual 
growth rates between 0.5 percent (Northborough) and 0.7 percent (Upton); the County and 
the State have anticipated annual growth rates of 0.5 percent and 0.6 percent, respectively.8 

__________________________________________________ 
4 Through stakeholder engagement during the Master Plan planning process, it was noted that many in Westborough believe the 

latest census population estimates are too low, undercounting minority and foreign-born persons. 
5 U.S. Census Bureau. (2000). 2000 Decennial Census.   
6 U.S. Census Bureau. (2010). 2010 Decennial Census 
7 Esri. (2019). Community Analyst Online - 2019-2024 Population: Annual Growth Rate.  
8 Esri. (2019). Community Analyst Online - 2019-2024 Population: Annual Growth Rate. 
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Figure 2-1 shows the historical and projected population counts in Westborough between 
2010 and 2030.  

Figure 2-1  Population Trends and Projection 

 
Source: U.S. Census, 2010-2017; Esri Community Analyst Online, 2019 

Households 
According to data from the 2010 Decennial Census and the 2013-2017 American Community 
Survey 5-Year Estimates, the total number of households in Westborough fluctuated 
between 2010 and 2017, but ultimately showed a slight decline (-3.5 percent) by the end of 
the seven-year period. Applying the same projection methodology as the population counts 
above, it is anticipated that the number of households will grow by around 665 new 
households by 2030, representing an annual growth rate of 0.8 percent.9 Similar to the 
projection for population, this rate is higher than the Town’s neighboring communities, with 
exception to Hopkinton (1.3 percent) and Southborough (0.8 percent). All other adjacent 
municipalities have anticipated annual growth rates between 0.6 percent (Grafton) and 
0.7 percent (Upton); the County and the State have anticipated annual growth rates of 
0.5 percent and 0.6 percent, respectively.10 Figure 2-2 shows the historical and projected 
number of households in Westborough between 2010 and 2030. 

Figure 2-2. Total Household Growth Projection 

 
Source: U.S. Census, 2010-2017; Esri Community Analyst Online, 2019 

__________________________________________________ 
9 Esri. (2019). Community Analyst Online - 2019-2024 Population: Annual Growth Rate. 
10 Esri. (2019). Community Analyst Online - 2019-2024 Population: Annual Growth Rate. 

18,272
18,836

20,815

17,500

18,500

19,500

20,500

21,500

Actual Projected

6,924

6,682

7,347

6,000

6,500

7,000

7,500

Actual Projected



Town of Westborough Master Plan | 2020 DRAFT 
Housing 

 

2-5 
 

As shown in Table 2-1, there is a high rate of family households in Westborough. Nearly 
69 percent of households in the Town consist of families, which is higher than the figures for 
the County (66.1 percent) and the State (62.3 percent). The average household size in 
Westborough is also slightly higher than in the comparison jurisdictions. As of 2017, there 
were 2.57 persons per housing in Westborough, while the County and State had 2.55 and 
2.48 persons per household, respectively.11 

Table 2-1. Household Demographics (2017) 

Geographic Area Avg HH Size % Family 
Households % Owner-Occupied % Renter-Occupied 

Westborough 2.57 68.8% 61.4% 38.6% 

Worcester County 2.55 66.1% 66.1% 33.9% 

Massachusetts 2.48 62.3% 62.3% 37.7% 
Source: 2013-2017 American Community Survey 5-Year Estimates, 2018 

It is anticipated that the Baby Boomer generation (i.e., persons born generally between the 
years of 1946 and 1964) will have an impact on Westborough’s housing market, reflecting a 
nationwide trend. In Westborough, the percentage of the population that is over 60 years 
old increased from 14.6 percent in 2000 to 17.6 percent in 2017, though this rate is markedly 
lower than the statewide rate of 21.7 percent in 2017.12, 13 It is anticipated that this trend will 
continue, leading to shifting market preferences, along with an increased demand for senior 
living facilities.  

With respect to income, as shown in Table 2-2, Westborough has a significantly higher 
median household income ($107,604) than the County ($69,313) and the State ($74,167), 
though this indicator is much lower for renters than for home owners in all of the 
comparison jurisdictions. Table 2-2 also shows that monthly housing costs in Westborough 
($1,880) are significantly more than in the County ($1,236) and in the State ($1,431). Although 
the poverty rate in Westborough is less than half that of these larger jurisdictions, there are 
still approximately 960 people in Westborough living below the poverty line.14  

Table 2-2. Household Income (2017) 

Geographic Area Median HH 
Income 

Median HH 
Income (Owners) 

Median HH 
Income 

(Renters) 

Monthly 
Housing 

Costs 
Poverty Rate 

Westborough $107,604 $140,642 $73,697 $1,880 5.1% 

Worcester County $69,313 $94,126 $35,790 $1,236 11.1% 

Massachusetts $74,167 $99,031 $40,760 $1,431 11.1% 
Source: 2013-2017 American Community Survey 5-Year Estimates, 2018 

__________________________________________________ 
11 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
12 U.S. Census Bureau. (2000). 2000 Decennial Census.   
13 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates.  
14 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
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Housing Stock 
As of 2017, there were 7,095 housing units in Westborough – down from 7,350 units in 
2010.15, 16 [Note to the Sub-Committee: We should explore reasons for this decline, or 
determine whether there is an issue with the data.] As shown in Figure 2-3, 57.8 percent of 
the current units are single-family units – either detached or attached, which is 
approximately equal to the statewide rate (57.5 percent) but lower than the countywide rate 
(62.4 percent). Compared to its neighbors, Westborough has a higher percentage of large 
multi-family properties; 28.3 percent of all housing in Town have 10 or more units. The next 
highest community in this respect is Shrewsbury at 18.5 percent.17 Figure 2-3 compares the 
distribution of housing types in Westborough with that in the County, State, and 
neighboring communities. 

Figure 2-3. Housing Types (2017) 

 
Note: Total values may not add to 100 percent due to the presence of persons living in mobile homes or boats, RVs, vans, etc.   

Source: 2013-2017 American Community Survey 5-Year Estimates, 2018 

Among the housing units in Westborough, 5.8 percent are vacant, which is lower than the 
rates in the County (8.0 percent) and the State (9.7 percent). The homeowner vacancy rate 
in the Town is 0.4 percent and the rental vacancy rate is 7.2 percent. The Town’s rental 
vacancy rate is higher than the County (3.0 percent) and the State (5.1 percent), as well as all 
other neighboring communities with exception to Northborough (10.2 percent).18 

In terms of occupancy, 61.4 percent of units are owner-occupied and 38.6 percent are 
renter-occupied. Due to the larger share of multi-family housing in Westborough, the 
percent of renter-occupied units is higher than the County (37.6 percent) and the State 
(35.3 percent), as well as all neighboring communities.19 

As shown in Figure 2-4, nearly 60 percent of the housing in Westborough was built between 
1960 and 2000, with 27.5 percent being built prior to 1960 and 13.0 percent being built after 
__________________________________________________ 
15 U.S. Census Bureau. (2010). 2010 Decennial Census 
16 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
17 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
18 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
19 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
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2000. Though the development of housing in Westborough since 2000 exceeds the County 
(10.6 percent) and the State (9.3 percent), it lags behind a number of its neighboring 
communities – particularly Hopkinton (20.2 percent), Southborough (20.0 percent), Grafton 
(19.8 percent), and Upton (15.6 percent).20   

Figure 2-4. Year of Construction 

 
Source: 2013-2017 American Community Survey 5-Year Estimates, 2018 

Housing Costs 
For residents in Westborough, housing is expensive. In fact, one in three homes are valued 
higher than $500k (versus only one in ten countywide, and one in four statewide). The 
median value of owner-occupied homes in Westborough was $432,000 in 2017, compared 
to $260,800 in the County and $352,600 in the State. As shown in Figure 2-5, average home 
values in the Town dipped from 2010 to 2013, but have risen 8.7 percent since 2013.21    

Figure 2-5. Average Home Value (2010 - 2017) 

Source: U.S. Census, 2010-2017 

__________________________________________________ 
20 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
21 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
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The more money that households spend on housing costs, the less they have to spend on 
other key essentials of living, and the less they have to circulate in the local economy and 
support local commercial establishments. In 2017, the average monthly housing cost for 
Westborough housing units was $1,844, which is significantly higher than the County 
($1,274) and the State ($1,428).22 Figure 2-6 depicts the changing average monthly housing 
costs in Westborough between 2010 and 2017. 

Figure 2-6. Average Monthly Housing Costs (Westborough, 2010-2017) 

 
Source: U.S. Census, 2010-2017 

Concerning renters, the median gross rent in Westborough in 2017 was $1,539, compared to 
$1,173 in the County and $987 in the State. It should be noted that this value also is higher 
than that in the neighboring communities, with exception to Hopkinton ($1,675).23 As shown 
in Figure 2-6, the median gross rent in Westborough has increased 24.4 percent since 2010. 
This cost escalation was much steeper than that experienced by the County (14.5 percent) 
and the State (16.6 percent).24, 25  

Cost Burden 
In order to understand the need for affordable housing, it is helpful to frame the data in the 
same terms that federal agencies like the Department of Housing and Urban Development 
(HUD) use. One such measure is whether a household is cost-burdened. HUD’s definition 
holds that a household is cost burdened if housing costs are greater than 30 percent of the 
household income – and severely cost burdened if their housing costs are greater than 
50 percent of their household income. 

In 2017, 23.0 percent of owner-occupied households paid greater than 30 percent of their 
income on monthly housing costs; 15.2 percent of these households were cost burdened, 
while 7.8 percent were severely cost burdened. By comparison, 25.7 percent and 
27.9 percent of such households in the County and State, respectively, were cost burdened 
to some level. Among the Town’s neighboring communities, the average rate of cost 
__________________________________________________ 
22 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
23 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
24 U.S. Census Bureau. (2010). 2010 Decennial Census 
25 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
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burden is 20.8 percent, with Southborough having the highest rate (23.8 percent) and 
Hopkinton and Shrewsbury having the lowest rate (17.7 percent).26 Figure 2-7 compares the 
cost burden indicator among owner-occupied housing units in Westborough with that in 
the County, State, and neighboring communities.  

Figure 2-7. Cost Burden, Owner-Occupied Housing Units (2017) 

 
Source: 2013-2017 American Community Survey 5-Year Estimates, 2018 

In 2017, 39.6 percent of households paid greater than 30 percent of their income on gross 
rent; 23.2 percent of these households were cost burdened, while 16.4 percent were severely 
cost burdened. Though the total number of households facing some level of cost burden is 
lower than that in the County (45.5 percent) and the State (47.4 percent), it still represents a 
significant portion of the total number of households in the community.27 Figure 2-8 
compares the cost burden indicator among renter-occupied housing units in Westborough 
with that in the County, State, and neighboring communities.  

Figure 2-8. Cost Burden, Renter-Occupied Housing Units (2017) 

Source: 2013-2017 American Community Survey 5-Year Estimates, 2018 

__________________________________________________ 
26 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
27 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
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When looking at specific household types, affordability hot spots in Westborough become 
evident. According to the Massachusetts Housing Data Portal, 62.6 percent of elderly non-
family households (i.e., persons either living along or with unrelated individuals) are cost 
burdened. This value is much higher than the County (49.0 percent) and the State 
(48.0 percent). Other household types with significant cost burden rates include small family 
households (24.3 percent) and elderly family households (24.2 percent).28 Other traditionally 
underserved/underrepresented groups, should also be considered when it comes to 
housing affordability. For example, 14.9 percent of Westborough’s Hispanic and Latino 
population live below the poverty line.29   

Property Taxes 
Residential property taxes are high in Westborough. In 2020, the residential property tax 
rate was $18.32 per $1,000 of assessed value, placing Westborough significantly higher than 
the median rate of $15.27 in the State, according to data from the State Department of 
Revenue. Further, the residential tax rate is higher in Westborough than in any of the 
neighboring communities, whose residential tax rates range from $12.47 (Shrewsbury) to 
$17.25 (Northborough) per $1,000 of assessed value. High residential property taxes add 
financial stress to households across demographic groups and make it particularly difficult 
for older residents to age in place (although Westborough does allow limited exemptions 
for seniors and other groups meeting specific hardship criteria, as defined on the Town 
Assessor’s website).  

Affordable Housing 
Compared to the larger CMRPC region, Westborough is ahead of the curve on providing 
affordable housing options. The Subsidized Housing Inventory (SHI) is an inventory of 
housing units that are affordable to households who earn no more than 80 percent of Area 
Median Income (which is equal to 80 percent times $85,500).  As of January 2020, there 
were an estimated 976 SHI units in Westborough, representing 12.1 percent of the Town’s 
total number of housing units. This is the highest rates in all of the CMRPC region, which 
averaged just 4.8 percent as of September 2017.30 This includes rental and ownership units 
that were built with assistance from MassHousing, DHCD, and the Massachusetts 
Department of Development Services.  

Of note, the affordability restriction covering 120 units at Charlestown Meadow Drive is set 
to expire within the planning horizon of this Master Plan - in 2025. Additionally, the 
affordability restriction covering nine units at Indian Pond Homes is set to expire in 2049.  

As codified in Section 2610 of Westborough’s Zoning Bylaws, certain types of residential 
developments (i.e., garden apartments, high-rise apartments, and senior living communities) 
are required to have a minimum of either 10 percent or 20 percent affordable units, based 
on the special permit application process. The definition of an affordable unit is one that 

__________________________________________________ 
28 MAPC. (2020). Massachusetts Housing Data Portal – Westborough Housing Data Profile. Retrieved March 24, 2020, from 

www.housing.ma/westborough/profile  
29 U.S. Census Bureau. (2018). 2013-2017 American Community Survey 5-Year Estimates 
30 Massachusetts Department of Housing and Community Development. (2017). Chapter 40B Subsidized Housing Inventory (SHI) as 

of September 14, 207. Retrieved April 29, 2020, from https://www.mass.gov/files/documents/2017/10/10/shiinventory_0.pdf  

http://www.housing.ma/westborough/profile
https://www.mass.gov/files/documents/2017/10/10/shiinventory_0.pdf
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costs no more than 30 percent of the household income of a household who earns no more 
than 80 percent of Area Median Income. Further, in 2019, the Town added Section 2154 to 
its Zoning Bylaws, specifying that any residential development with five or more units must 
provide a minimum of 10 percent affordable units.  

Senior Housing 
In 2010, the introduction of the Senior Living Overlay to Westborough’s Zoning Bylaws 
(Section 5300) provided the opportunity to diversify the Town’s housing stock with 
independent senior housing, senior living facilities, and continuing care retirement 
communities across broad districts, via special permit. Depending on the permit application 
process, these developments are permitted with a requirement for either 10 percent or 
20 percent of the total units to be affordable, per the DHCD guidelines.  

Prominent senior housing opportunities in Westborough include The Willows at 
Westborough (1 Lyman Street), an independent living facility for persons 65 years and older, 
and Whitney Place at Westborough (5 Lyman Street), an assisted living facility. Additionally, 
Chauncy Lake by Del Webb at the former Westborough State Hospital property is a 55+ 
active living facility.   

[Note to the Sub-Committee: It may be worthwhile further exploring senior housing in this 
master plan. Please consider any potential discussion points for this topic.]  
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