
EGREMONT, MASSACHUSETTS

Cottage Cluster
Development
How zoning turns small homes, shared land, and affordability into a reviewable 
development form

A briefing for planners

Adoption framework • standards • site plan review • worked scenario



THE HOUSING NEED

Why Egremont adopted cottage cluster zoning
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One-acre, single-family zoning makes smaller homes difficult to 
build.

Needed housing for town employees, public safety personnel, teachers, and 
tradespeople

Options for seniors who want to remain in town

A development pattern that still feels rural

THE AIMMore 
attainable 

homes
without 
losing

Egremont’s
rural 

pattern



WHAT IT AIMS TO DO

Small homes share land and infrastructure
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“Affordable by design”

Smaller homes can cost less to build.

Shared systems

One driveway and parking area

Shared well and septic system

More common open space remains

Purpose: encourage small-scale homes clustered around common open space while maintaining 
rural development patterns.



THE CORE IDEA

The bylaw offers a base option and an affordability incentive
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BASE

Up to 4 homes
on 1 acre

BONUS

Up to 8 homes
on 1.5 acres

Requires affordable units defined by the 
bylaw

Egremont’s trade-off

A few additional homes in exchange for permanently affordable housing.



CHARACTER PROTECTION

Three safeguards retain Egremont’s small-scale character
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01 Shared layout Shared driveways, parking, wells, and septic systems avoid a suburban 
subdivision pattern.

02 Small building types Cottages ≤ 1,200 sf • duplex sides ≤ 1,000 sf • stationary tiny houses ≤ 
400 sf. No RVs or mobile homes.

03 Development standards Limits address impervious surface, building coverage, landscaping, 
parking, and site fit.



PLANNING BOARD ROLE

Site Plan Review is the permitting pathway
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Table of Uses designation

SPR
Allowed in Rural/Residential and Village 
Districts

The Board examines

Layout and siting

Design and development standards

Conditions needed before construction

Site Plan Review regulates how the project is designed—not whether the permitted use may exist.



SITE PLAN REVIEW STEPS

Review moves from early guidance to enforceable conditions
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1 Pre-meeting
Optional discussion of requirements with the Board

2 Application
Detailed site plan; Local Action Unit application for the 8-unit incentive

3 Review
Cluster standards, setbacks, development standards, and EOHLC outreach

4 Conditions
Screening, lighting, landscaping, or architectural details

5 Before occupancy
Affordable-housing deed restriction recorded at the Registry of Deeds



REVIEW FLEXIBILITY

Waivers allow flexibility—but remain tied to bylaw purposes
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The Board may waive one or more General Development Standards when 
requested by the applicant.

A waiver must:

Improve design flexibility or overall project quality

Remain consistent with the zoning bylaw’s purposes and objectives

Conditions may draw from the advisory Rural and Village Design Guidelines.





EXPLICIT STANDARDS • 1 OF 2

The cluster standards define the permitted development form
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Maximum 4 dwelling units per lot for the standard cluster

More than one principal building is allowed

Allowed: cottage, cottage duplex, stationary tiny house

Any allowed building type may be modular

Not allowed: movable tiny houses, manufactured homes, travel trailers, or mobile homes—unless separately 
permitted



EXPLICIT STANDARDS • 2 OF 2

Shared access and infrastructure are core requirements
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Layout must efficiently locate a shared well, septic system, driveway, and parking area

No more than 2 curb cuts for the entire cluster

Each curb cut may be no wider than 20 feet

Qualifying clusters are exempt from ordinary common-driveway requirements

General Development Standards and Performance Standards for Non-Exempt Uses also apply



DISTRICT DIMENSIONS

Setbacks vary by district
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Rural / Residential

Frontage 150 ft

Front yard 40 ft

Side yard 50 ft

Rear yard 50 ft

Maximum height 35 ft

Village

Frontage 150 ft

Front yard
10 ft North / 20 ft 

South
Side yard 25 ft

Rear yard 25 ft

Maximum height 35 ft

Village provision: a new building may align with neighboring principal buildings in some circumstances.



THE HOUSING ‘GIVE AND GET’

Density is exchanged for two income-restricted homes
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THE TOWN GIVES

4 → 8 units
on at least 1.5 acres

THE TOWN GETS

2 restricted homes

1 home at ≤ 80% AMI

1 home at ≤ 120% AMI

Lower-income workers or seniors • moderate-income teachers or public-safety staff



AN ILLUSTRATIVE CLUSTER

Worked scenario: eight homes on 1.5 acres
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BUILDING MIX

2 cottage duplexes = 4 homes

3 single cottages

1 stationary tiny house

8 homes total

AFFORDABILITY

1 home at ≤ 80% AMI

1 home at ≤ 120% AMI

6 market-rate homes

Local Action Unit form + EOHLC contact



SCENARIO: DESIGN AND REVIEW

The site plan integrates the cluster
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Site design One shared driveway; parking pods; central green; shared well and septic

Board review Affordable homes integrated; parking, buffers, and EOHLC forms checked

Possible waiver If requested, consider increasing each duplex side from 1,000 sf to 1,250 sf

Conditions Landscaping and architecture informed by Rural and Village Design Guidelines



SCENARIO: COMPLETION

Recording the restriction unlocks occupancy

EGREMONT COTTAGE CLUSTER ZONING 15

No Certificate of Occupancy until the affordable-housing deed restriction is 
recorded.

OUTCOME

8 small, energy-efficient homes

Clustered around common open space on 1.5 acres

Two homes permanently affordable

Reviewed and conditioned through Site Plan Review



IN SUMMARY

A compact housing form
with a rural fit

Cottage cluster zoning creates smaller homes for people who serve the community 
while preserving Egremont’s character.

Clear building and site standards

Affordability tied to added density

Planning Board review, flexibility, and enforceable conditions
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