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1 Introduction  
A master plan for a town - what is it? What’s it for? Why do we need it? These are common 
questions about this important document. Conceptually, a municipal master plan is similar to a 
business plan, a family's vacation plan, or any other type of plan. Planning, any planning, is a 
multipart process that begins with an identification of common values (or vision) which lead to the 
formation of goals, an assessment of where we are today, and a strategy laying out how to reach 
our identified goals - where we want to be tomorrow, next year, or at some point in the future.  
 
A town’s master plan is produced by first creating an inventory of all current and pertinent 
information regarding the community. This is followed by an analysis of the potential problems and 
issues. Goals for the development of the community and resolution of perceived problems and 
issues are discussed. From these discussions, alternative solutions are weighed before establishing 
policies for achieving the goals. Finally, the desired steps required to implement the policies are 
identified. 
 
Ware has gone through this process many times in the past. The list on the following pages 
includes the various plans that have been done over the past four decades. Some of the problems 
identified in the earliest plans remain concerns today. This is partly a function of Ware’s position in 
the regional and state economy: the Town remains relatively poor and unable to put the resources 
into addressing some of the issues, and the business climate continues to suffer due in part to that 
economy, the town’s geographic location, and the lack of desired infrastructure (such as natural 
gas). Likewise, housing conditions in the downtown area where the majority of older units exist 
continue to deteriorate as property owners lack the resources to maintain and improve their 
buildings.  
 
Yet the Town remains optimistic for the future. With the completion of the Visioning, Branding, 
Wayfinding, and Business Development Plan in 2015, there is a renewed sense of energy in the 
community, and more people are recognizing the value the Town has. As more citizens roll up their 
sleeves to help implement the recommendations made in this master plan, many of which have 
been consistently called for in previous plans, the community at large will indeed begin to see that 
Ware really is  Somewhere Worth Being. 

“[A master] plan shall 

be a statement, through 

text, maps, illustrations 

or other forms of 

communication, that is 

designed to provide a 

basis for decision 

making regarding the 

long-term physical 

development of the 

municipality.” 

MGL Ch. 41 §81D 
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Ware Millyard Site Assessment & Economic Development Plan; June 2001, Lake Hitchcock Development 
Corporation with Architectural Insights, Inc. - assessed the physical and business conditions in the Millyard 
and offered recommendations to foster economic growth and redevelopment of the complex. 

Guiding the Future of Ware – A Strategic Plan for the Next Five Years; June 2002, PVPC - strategies were 
developed to address concerns ranging from preserving the environment to economic development efforts. 

Quabbin Sub-regional Housing Plan; 2002, PVPC - guides the implementation of regional measures to 
increase the affordable housing supply; for Ware these included programs for housing rehabilitation, 
homeowner programs such as creative financing and sweat equity projects, land trusts, limited equity 
ownership, and revision of the zoning bylaw.  

Community Development Strategy; 2002 with updates through 2014, PVPC and Town of Ware - identifies 
the town’s development goals, presents an action plan consistent with the Commonwealth’s Sustainable 
Development Principles, and prioritizes community development projects.  

Ware Community Development Plan; 2004, PVPC - an extension of the 2002 strategic plan. Of the eight 
strategies chosen as priorities, three have been completed and one tried but unsuccessful.   

Open Space & Recreation Plan; 2007, Town of Ware & PVPC - emphasizes four major goals: providing a 
broad range of high quality recreation programs, managing open space and recreation cohesively and 
effectively, acquiring new lands for recreation and open space, and increasing public awareness of open 
space and recreation resources.  

Heritage Landscape Inventory; June 2009, MA Dept of Conservation & Recreation and PVPC - identified the 
downtown with its historic buildings and park, other public parks, historic farmsteads and the Ware River and 
covered bridge.  

Route 32 Corridor Study; 2010, PVPC - assessment of existing conditions and recommendations of land use 
controls for three alternative growth scenarios. 

Downtown Parking Study; 2012, Town of Ware - inventoried parking spaces, analyzed existing parking 
demands, and projected future demand based on full utilization of the existing buildings. The results 
showed a surplus of spaces, but inadequate distribution, signage, and parking management. The study 
includes recommendations for next steps to address these issues.  
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Source: HAP Housing 

1987 Recommendation to increase elderly 
housing. 
The lack of safe, affordable housing for Ware’s 
elderly residents has been recognized for many 
years. In 2007, HAP Housing renovated the 
historic 1893 Church Street School into 29 units 
which are now highly sought after by area 
residents. 

2004 Recommendation to create a 
Town website. 
In order to better serve residents, 
businesses, and visitors, Ware 
established a town website in 2005. 
Recently upgraded and redesigned, 
the website provides information on 
town departments, meetings, events, 
and news, and allows residents to pay 
bills online and report issues (such as 
potholes). 
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1987 Recommendation to reestablish the 
Conservation Commission and to identify 
wetland violations and enforce the regulations. 
In addition to reestablishing the Conservation 
Commission, the Town has employed a 
conservation agent since 2007.  

1987 Recommendation to establish local historic districts. 
Ware has many historically important places, a few of 
which have protections that will ensure they remain intact 
for future generations to enjoy. Ware designated four 
historic districts in town which provide the basis for the 
future establishment of local historic districts with better 
regulatory oversight and protection.  
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Intentionally blank. 
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While our poverty rate is 
higher than the state average 
(13.7 % vs. 11.6%), our child 
poverty rate is 28.7%, a 
serious concern. 

The perception of crime in 
Ware is worse than the 
actual level of crime, 
based on the data. 

The perception of crime in Ware is higher than what may be the reality. In general, the crime index in Ware 
is lower than the state or nation and has consistently remained that way since 2005. It’s possible that 
residents’ concerns about crime are partly derived from a local police force that may be too small to meet 
the needs of a community of Ware’s size with a history of urban issues such as drug use. Substance abuse is 
linked to higher rates of crime, poverty, poor health outcomes, and individual patterns of abuse, and can 
lead to unemployment, legal problems, and negative effects on mental health and family life. It is important 
to recognize that substance abuse such as the current opioid crisis is a national societal problem and is not 
unique to Ware. Yet local officials still have a responsibility to address the problem; the public must 
recognize they cannot solve it alone. 

The US Census Bureau 

tabulates data for Ware  

as an entire town and 

for an area called the 

Census Designated 

Place (CDP, hatched 

area in map below).  

In 2015, 46.2% of 

Ware’s total population 

and 60.6% of the CDP 

population were low to 

moderate income, 

meaning they live in a 

household earning 80% 

or less of the area 

median income.  

Low - Moderate 
Income Population 
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Ware has a very 
diverse housing 
stock with a 
good mix of 
housing types, 
but most duplex 
and multi-family 
units were built 
before 1950 and 
need upgrading.  

Housing - Where We Live 
Ware is currently 

below the 10% 

threshold 

recommended by 

state law for income 

restricted housing – 

currently at 9.3%. 

Dedicated low-

moderate income 

units are removed 

from the list every 

year, so Ware is 

vulnerable to 

development of more 

subsidized housing 

with limited local 

control, under MGL 

chapter 40B. While 

more clean, safe, and 

affordable housing is 

needed, the 

community benefits 

when such housing is 

located and designed 

in compliance with the 

local Zoning Bylaw. 

Amount of subsidized housing, 2014 

In the 1970s Ware saw significant growth 
in housing for low to moderate income 
households with the construction of 
Valley View (76 units) and Highland 
Village (111 units), and again in 2003 
with Hillside Village (80 units). In 2008, 
the Church Street School was converted 
into an elderly housing complex (29 
units).  Additional units reserved for such 
households are scattered throughout 
Ware. 

Ware had 4,503 housing units as 
of the 2010 census. Of those, 
2,749 (61%) were single family 
homes and 1,754 (39%)units were 
in buildings with two or more 
units. There is much more variety 
of unit type in Ware than many 
area towns. 
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Ware owns 233 acres of 
permanently protected 
land, and 297.6 acres 
that are not permanently 
protected.  

Natural Resources - Our Surroundings 

Ware is nestled in the 
Quaboag Valley and is 
surrounded by natural 
beauty and resources. 
There are several 
prominent landscape 
features that run north-
south, including the 
Dougal Range, a long 
wooded hill in the 
northeastern part of 
town; Coy Hill, a steep 
wooded slope in the 
southeastern part of 
town; Beaver Brook, 
flowing southerly from 
below the Goodnough 
Dike at Quabbin 
Reservoir; Beaver Lake 
in the western part of 

town; and the 
Ware River that 
snakes its way 
through the 
southeastern and 
southern parts of 
town.  

23% of the town is permanently 
preserved open space, and another 

1% has a high potential for being 
permanently preserved. Ownership 

of these lands is state (Quabbin and 
two wildlife management areas), 

Town (parks, well fields, town 
forests), and private (conservation or 

agricultural restrictions).  
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There are 3,900 acres of land within 
riparian corridors in Ware. These 
areas are subject to the River 
Protection Act which provides a 
measure of protection for this 
valuable habitat and the wildlife in 
them. In addition, there is an 
unknown amount of wetlands (most 
are not mapped). These areas, and 
the varied species within them, are 
protected by the Wetlands 
Protection Act. 

Nearly two-thirds of the 
land area in Ware is 
forested. Although 

agriculture is declining 
in Ware, there are still 

approximately 48 
working farms here. 

Residents enjoy the 
quiet serenity of these 

features while accessing 
many of the amenities 
they have to offer. We 

have open space, 
bodies of water, parks, 

town forests, and farms. 

Ware is a central hub 
that attracts people 

from surrounding 
towns. Whether you are 

hiking, biking, fishing, 
kayaking or boating on 
our beautiful lakes and 

rivers, the beauty of the 
outdoors is here.  

Biodiversity is important to ensure stability of 
all plant and animal species. The Natural 
Heritage & Endangered Species Program has 
developed a BioMap which identifies the 
habitats which are most in need of protection. 
In addition to the entire Quabbin Reservoir 

shoreline, key areas in Ware include Flat 
Brook, upper Muddy Brook, the Swift 
River, and the Ware River 
(except the downtown 
segment.) 
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Transportation - How We Get Around 

Question: On an 
average day, what is 

the overall feel of 
traffic that passes by 

your business? 

Question: How are 
public parking 

options on Main 
Street? Ware’s location between 

two public transit 
catchment areas has 
resulted in inadequate 
service to the town. It 
takes from 2 to 4 hours to 
reach major service, 
employment, and 
education centers located 
in Springfield, 
Northampton, Amherst, 
and Worcester via public 
transit.   

Ware was once a 

booming mill town 

whose residents could 

fulfill all of their needs 

locally. Today, most of 

Ware’s employed 

population commutes 

out of town to work; 

and mostly in single 

occupancy vehicles 

(91% of commuters). 

Ware is proximate and 

well connected to 

neighboring cultural 

and employment 

centers via Route 9 and 

Route 32, which 

provide access to I-91 

and I-90. This 

connectivity and 

location on the edge of 

two regions give Ware 

the potential to be a 

major transportation 

hub. However, limited 

public transit,  

More than half of Ware’s employed 
residents commute to another town 
to work, and 40% of these workers 
have a travel time greater than 30 
minutes. 95% of Ware’s workers use 
a private vehicle to get to work, a 
result of both our rural location and 
the lack of other options. Just over 
3% use “other means”, including 
bicycle and walking, to get to work, 
while less than .5% use public 
transit. 

The majority of responses from business owners indicate that 
businesses enjoy the busy downtown traffic, but feel that 
parking is an issue, despite the fact that study data showed 
the parking space occupancy rate was an average of only 
37%. Many business owners expressed that getting people 
out of their cars and on foot would be better for the 
downtown economy.  
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The public sewer system 
includes about 32 miles of 
pipes to collect and 
transport the wastewater 
from homes and 
businesses to the 
wastewater treatment 
plant on Robbins Road. 
Energy consumption is an 
issue at the wastewater 
treatment plant, given the 
aging, inefficient pumps. 

In 2015, one of the major industries 
in town built a pre-treatment facility 

to remove materials from their 
wastewater before discharging it 

into the public sewer system. This 
has improved operations at the 

municipal plant. However, there are 
still upgrades that need to be done  

in order to continue to meet state 
and federal standards. 

Ware is working to 

reduce the negative 

impacts of burning 

fossil fuels for energy 

generation. The Town 

has installed solar 

panels on the Fire 

Station roof, and is 

exploring the potential 

to build a solar field on 

town-owned land. In 

addition, Ware has 

purchased solar credits 

from two solar facilities 

in other towns. The 

Town is working toward 

Green Community 

designation and 

expects to apply for 

grant funding to 

convert street lights to 

LED and complete the 

weatherization of Town 

Hall. 

More than half of Ware’s 
population depends on 
fuel oil to heat their 
homes, and 17% use 
electric heat. 15% use 
propane, and the 
remaining 10% use other 
sources such as wood, 
solar, geothermal, or coal. 
With no natural gas lines in 
town, that popular source 
is not available to 
residents or businesses.  

While not a major industry in town, 
Ware does have a hydro-power 
electric generation facility on the 
Ware River. Future development of 
such energy sources will contribute 
to a more sustainable energy 
profile and a cleaner environment 
for future generations. 
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3 Our Vision, Our Aspirations 

Since beginning the master planning process in 2013, we have sought out the opinions of residents, 

business people, and visitors. In 2014, the consulting firm Arnett Muldrow & Associates assisted us with the 

development of a vision statement. They met with many people in the community to talk about the future of 

Ware. In combination with the input we had already received from our outreach efforts, the consulting firm 

wrote the vision statement seen on the next two pages.  

"Vision" means the 

overall image in words 

that describes what the 

town wants to be and 

how it wants to look at 

some point in the future. 

"Visioning" means the 

process by which a town, 

with the involvement of 

citizens, characterizes the 

future it wants, and plans 

how to achieve it. 

"Vision Statement" 

means the formal 

expression of its vision 

that depicts in words and 

images what the town is 

striving to become and 

that serves as the starting 

point for the creation and 

implementation of the 

local master plan. 
From the American Planning 
Association, Growing Smart 
Legislative Guidebook, 2002 
edition. 
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Intentionally blank. 
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The economic recession of 2007 - 2009 had a significant impact on the Town of Ware, not only from the 

immediate drop in home sales and prices, but in the lingering effects still being felt today. According to the 

National Bureau of Economic Research, this recession lasted from December 2007 until June of 2009. While 

more affluent communities saw huge drops in home sale prices, towns like Ware experienced modest 

decreases in prices, but they have yet to rebound to pre-recession levels. The average home price in 2006 

was about $165,000 in Ware, and today it is $143,000. That said, with the low volume of sales, the average 

price is fairly volatile and quite dependent on what houses are sold in a given time period.  

Compared to towns in the eastern part of Massachusetts, the real estate market remains somewhat 

depressed in Ware. This causes real estate tax revenues to remain somewhat depressed too. Unfortunately, 

expenses that the Town is responsible for are not remaining low, on the contrary they rise year after year. 

Town departments do as much as they can without compromising public safety to keep costs down, but 

with tax revenue not increasing at pre-recession rates, it is quite difficult for the Town to make ends meet.  

Similarly, many households in Ware continue to have difficulty making ends meet. In 2000, 41.2% of the 

households with incomes at or below 80% of the area median income (i.e. low and moderate income) were 

cost burdened, meaning they had to pay more than 30% of their income on housing.  In the 2014 American 

Community Survey, the Census Bureau reported that in Ware’s Census Designated Place (roughly the 

greater downtown area; see map in the Appendix) there were 2,550 occupied housing units. Of the 879 

households with a mortgage, 54.8% were cost burdened, while only 17.5% of the 554 households without a 

mortgage were cost burdened. Of the 1,048 households that rent their home, 56.0% were cost burdened.  

Another lingering impact of the recession is seen in subdivisions, in a couple of different ways. First, sales of 

lots for new home construction is a reflection of the poor economy: only 20% of the new lots created in 

subdivisions since 2000 have been built on. One subdivision with 63 approved lots has yet to have the 

roads built or any utilities installed. Four other subdivisions have yet to be completed by the developers to 

the point where the road can be accepted by the Town as a public way. In recent years, the unfinished 

Impacts of the Great Recession 
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roads have become so problematic that the Department of Public Works was forced to stop plowing unless 

repairs were made and the Board of Selectmen approved the plowing prior to the winter season. Without 

the repairs, both the road and the plows are subject to damage, and the Town cannot take on such 

liability. While clearly the responsibility of the developer to maintain and plow the roads within these 

unfinished subdivisions, often times towns prefer to plow such roads to ensure that public safety vehicles 

can get to any houses on them.  

In Ware, of the four unfinished subdivisions (that have been started), one is particularly problematic and 

illustrates the difficulties faced by both the Town and the developer. Approved in 1995, this ten lot 

subdivision had the road partially built and five houses built before the recession hit. Needing the money 

from the sale of lots to maintain the road in reasonable condition, the developer fell further and further 

behind in maintenance and the road began to fail so significantly that the Town will no longer plow the 

road. Meanwhile, the remaining five lots cannot be sold without approval of the Planning Board as part of 

the subdivision review/approval/construction process, and the Board is unable to grant such approval until 

the road is repaired and  at this point that is a major expense since a large portion of the road will need to 

be completely rebuilt. Fortunately this is the only subdivision with these serious issues, but it is difficult for 

all parties to deal with - the Town, the developer, and the homeowners already living there.  

One way to look at how the town’s economy has fared since before the recession is by examining the real 

estate tax levy. The Massachusetts Department of Revenue keeps records of the tax levy for every 

municipality and has annual reports online from FY2002 through FY2016 (fiscal year is July 1 to June 30).  

Ware’s tax rate declined between FY02 and FY08, and then when the recession hit it started to increase 

again. Roughly the same thing happened with the change in the residential tax levy during those years; 

while the total residential levy increased each year, the amount of that increase went down each year from 

FY04 to FY09. During the recession the change in the residential tax levy remained low, and in fact it 

continued to remain low until FY14. Similar trends can be seen in the tax levy in more affluent communities 
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in the eastern part of the state, but the data also shows a faster recovery and more robust 

growth than in Ware since the recession ended.  

Ware’s residential tax levy increased an average of 7% per year from FY02 to FY08, then 

increased only 2% during the recession (FY09-10), and since then has only increased an 

average of 3% per year. Since the recession ended, Ware has had a modest increase in the 

residential and bigger increase in the non-residential tax levy (commercial plus industrial).  

The commercial sector in Ware continues to ebb and flow, with the loss of one retail 

establishment, a new one generally moves into the vacant space within a year. A brand new 

Cumberland Farms opened in 2015, and a fast-food restaurant is working to build a new 

restaurant in 2016. But despite the availability of commercial property (including vacant land, 

residential properties ripe for conversion to commercial, and existing vacant commercial 

buildings), and the relative ease of Ware’s permitting processes, commercial growth is low.  

Downtown Ware has continued to have difficulty attracting businesses, for a variety of 

reasons. One is the perceived lack of parking for employees and customers - the reality is 

there are enough spaces, but they are not distributed within the downtown area to provide 

ideal parking for every property. Another reason is the condition of the sidewalks and 

streetscape - while not the worst, the general feel of the downtown is not the best either. The 

community is working to address these issues, and over the next few years significant 

improvements should be seen. Another, perhaps the most important reason is the condition 

of the buildings downtown. Most are old, the buildings were constructed between 1850 and 

1986, and 21 of the 27 properties were built prior to 1940. Partly due to the economic decline 

stemming from the textile mills closing, property owners of the buildings on Main Street were 

unable to update their buildings to keep up with building codes, and today they are faced 

with serious financial difficulties to do so. Most buildings are in a situation where if the owner 

Main Street looking west, 1886 

Main Street looking west, 2013 
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These photographs illustrate some of the 
challenges in Ware’s downtown: vacant lots 

which leave holes in the streetscape, 
chronically vacant buildings, and 

uninhabitable buildings. 

like all fossil fuels that is not necessarily a sustainable fuel), and without an obvious skilled labor pool 

nor the housing choices and community amenities many firms are now looking for in the towns they 

choose to locate in, Ware is at a disadvantage in attracting new non-residential growth. 

Nevertheless, Ware was the chosen location for a new industrial business that will create around 70 

new jobs over the next few years; this business is located in the Millyard and will manufacture 

absorbent disposable products for the medical industry.  

Ware needs a strong downtown economic development group. Downtown and the Millyard have 

issues and problems that are not shared by other commercial or industrial areas of the town, and 

needs a group dedicated to working with property and business owners to successfully address 

those issues. Most important among them is financial assistance to upgrade buildings to today’s 

codes and today’s technologies. Entrepreneurs look for clean, safe, and modern spaces located in 

communities with a lot of activity nearby. If Ware desires to attract new businesses, significant 

change needs to happen in both the public and private sectors.  

In 2015 progress was made toward forming a stronger partnership between the Town, the Ware 

Business & Civic Association, and the Quaboag Valley Community Development Corporation. 

Progress is being made on several projects, spearheaded by the WB&CA. Among them is the 

opening in 2016 of the Quaboag Region Workforce Training and Community College Center in 

downtown Ware. In addition to providing better access to higher education for students in the 

region, it provides workforce training opportunities which will benefit the areas employers, many of 

whom have difficulty finding and keeping employees with the skills they need. The Center also 

creates an opportunity to attract new business entrepreneurs to downtown Ware.  

Ware also has an opportunity to establish a creative economy in the downtown and the millyard, 

building off the success of Workshop 13. Again, the physical spaces need to be accommodating for 

such enterprises. Artists who are priced out of more established creative economy communities 

could find a comfortable home here and help our town at the same time.  
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Affordable housing in 

Easthampton MA. 

haphousing.org 

acceptable, while residents in certain areas in Ware found the noise to be much louder than they had 

expected. The reality of the way sound carries in this area means that there are pockets in a much larger area 

than was studied for noise impacts during the permitting process that are being impacted during the louder 

events at the track. Whether any noise mitigation imposed by the Palmer Planning Board will alleviate those 

issues remains an open question.  

Other potential impacts that were considered during the construction of the facility have not created 

significant problems in Ware, such as traffic - whatever traffic is coming through town is light enough to go 

unnoticed. The track has had a record of creating environmental impacts which the MA Department of 

Environmental Protection has been addressing; to date no land in Ware is known to have been affected.  

Ware needs to start considering the potential benefits to the community, in regards to attracting the track 

patrons to our town to shop, eat in our restaurants, and - if accommodations are built - to stay overnight. As 

it stands, there are not many such opportunities for visitors to this area, regardless of whether they are 

visiting the motor sports track or other attractions in the area. In addition, if the noise generated at the track 

continues to be a problem for Ware residents, the town should address the problems with the Palmer 

Planning Board and with the state. The Palmer Planning Board is addressing the noise issues at the track for 

the 2016 season. 

The fourth major challenge facing Ware is the availability of affordable housing. While the market rate rents 

in Ware are generally quite low and affordable to people of moderate incomes, the vast majority of these 

units are not restricted to low-moderate income households. Mass. General Laws include provisions 

regarding affordable housing, chapter 40B. In a nutshell, this law allows developers to build at higher 

densities and with smaller lots than allowed in a local zoning bylaw provided they include at least 25 percent 

of the units restricted for households of low-moderate income. However, this is only available in 

municipalities that have less than ten percent of their year round housing stock restricted for low-moderate 

income households. As detailed in the appendix and mentioned in Chapter 2 of this plan, Ware is below this 

threshold. The Mass. Department of Housing and Community Development (DHCD) maintains a list (called 
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Several opportunities for the Town to be proactive in land use and future economic development initiatives 

have arisen over the last decade or so. In some cases it may be too late for Town action, but in others if the 

townspeople are in favor of the initiative then the municipality should take steps to bring it to fruition.   

The first of these is also the oldest: the future of the old South Street School. Built in 1901 as a school, it 

was renovated in 1951 and continued to be used as a school until the early 1970s. It was converted for use 

as the district courthouse which occupied the building from 1985 until 2005. Once the courthouse moved 

out, the building was left vacant and due to the high cost of maintaining utilities (including heat) has been 

left in a state of abandonment ever since. As with any building, it has deteriorated over the years and cost 

Opportunities 

estimates to renovate it are well over $5 million. Future use of this property will have a significant impact on 

the town in regards to land use, economic development, and potentially housing.  

Over the past two years, the Town has taken steps to dispose of the property, but to date all offers to 

purchase it have been rejected by the Board of Selectmen or have been withdrawn. These include a 

proposal to convert the existing building and construct an addition for housing for low to moderate 

income families, a proposal to convert it into temporary housing for members of the Sports Car Club 

of America while they are in the area to use the Palmer Motorsports Park on Whiskey Hill, and a 

proposal to convert it into a single family residence.  

In addition to these recent attempts to sell the property, there has been an ongoing debate regarding 

whether the Town should renovate the building for use as the municipal offices. There are pros and cons on 

both sides of this continuing debate, including key issues such as new uses for the existing Town Hall, 

moving a central part of the community out of the downtown, and the availability of parking at the former 

school. The bottom line, however, is the lack of funding to renovate either building. Since the community is 

divided on what the school property should be used for, it is understandably difficult for any Board of 

Selectmen to make a decision on what to do with the property. Added to this is the current situation with 

neighboring Baystate Mary Lane Hospital, which has caused serious concerns about its longevity.  

D. Ouimette 
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and qualified offers to purchase it. Virtually every proposal will meet with some objection from the 

community, but if every offer is rejected then the property will continue to sit abandoned and will continue to 

deteriorate. The cost of rehabilitation of the building is already very high and the financial feasibility of 

redeveloping it will continue to decrease, lowering the chances it will be redeveloped. 

Finally, the most productive way to proceed at this time is to 1) engage in frank discussions with the upper 

management of Baystate Health to ascertain their commitment to remaining at the Ware campus, and 2) 

engage the citizens of Ware in a frank discussion of what they would like to see done with the property. Such 

discussions must include the reality checks - the cost of rehabilitation, issues related to vacating Town Hall, 

and compatibility issues with the neighborhood. Without these discussions and a consensus of the 

townspeople, any proposed use of the property will continue to be met with objections that the Selectmen 

may find difficult to overcome. 

On the flip side of selling unused and unneeded real estate, the Town should be proactive in real estate 

acquisitions that would benefit the community in multiple ways. For example, the multi-family house adjacent 

to Town Hall on West Street has recently been offered to the Town, with the idea that the structure could be 

demolished and the area made into a parking lot to supplement the meager parking at the Town Hall. 

Unfortunately, as with the South Street School, there are no funds available for such a project, no matter how 

sensible the idea is. That said, the Town could be more proactive in seeking funding sources for such 

projects. Every community has made real estate decisions that they later come to 

regret, but without a readily available source of funds, such situations are inevitable. 

Nevertheless, communities across the state have come up with creative ways to 

accomplish their goals. Ware needs to look at such opportunities from a long range 

strategic point of view, with an eye toward implementing the goals of this plan which 

reflect the direction the community wishes to take. Often there are creative solutions to 

what seem to be insurmountable problems, and at the very least the Town should 

engage in serious discussions with the proponents of such ideas. 

This aerial image shows 
the Town Hall and 

abutting “blue house” 
property.         

Aerial image from MassGIS, 2014 
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Recommended Action  
Responsible 

Party 
Cost Priority 

Create and implement a tourism plan which identifies recreational, 
natural, cultural, and historic resources of the town and includes 
marketing materials and techniques to increase tourism.  

PCDD, HC, 
PRD 

Low High 

Investigate the potential for protection of strategic parcels for 
recreation, waterfront access, scenic views, and open space; acquire 
such lands or easements when feasible.  

PCDD, PRD Low 
Medium/ 

Opportunistic 

Improve both passive and active recreational opportunities as 
recommended in the Open Space & Recreation Plan, develop and 
implement an outreach and signage program to inform the public of 
such opportunities, and include non-sports youth activities in the 
overall recreation/activity program.  

PRD, PCDD 
Low to 

Moderate 
Medium 

Complete the rail trail to connect Hardwick to Palmer, with Ware’s 
downtown becoming the hub of an active trail network.  

OSC High High 

Market Ware as the primary location where visitors to the Quabbin 
should begin their outdoor experience . 

WB&CA Low High 

Improve facilities to increase passive outdoor recreation including but 
not limited to hiking, bicycling, fishing, canoeing, and kayaking.  

PRD Low Medium 

Aspiration 

Category 

Vibrant 
Adventure 

 

Vibrant 
Adventure 
Engaged 

Downtown 
Adventure 

Adventure 

Adventure 
Engaged 
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Recommended Action 
Responsible 

Party 
Cost Priority 

Coordinate with various partners to ensure the new Quaboag Region 
Workforce Training and Community College Center remains in Ware. 

SD, TM, 
QVCDC, 
WB&CA 

Moderate High 

Provide new gathering places and spaces (indoor and outdoor) to 
accommodate activities and opportunities for people to socialize. 

PRD 
Low to 

Moderate 
Low 

Provide land for community gardens and space for an enhanced 
farmer’s market to increase access to opportunities for healthier 
eating and living habits. 

PRD, BOH, 
WB&CA 

Low Low 

Improve public outreach to ensure Ware residents are aware of our 
improving local assets such as safe streets, active bikeways, and a 
stronger connection to the natural environment. 

TM, SD Low High 

Aspiration 

Category 

Vibrant 

Vibrant 

Vibrant 
Engaged 

Engaged 

Responsible Party:   
BOH = Board of Health 
DPW = Dept of Public Works 
HC = Historic Commission 
OSC = Open Space Committee 
PCDD = Planning & Community Development Dept 
QVCDC = Quaboag Valley Community Development Corp 
PRD = Parks & Recreation Dept 
SD = School Dept 
TM = Town Manager  
WB&CA = Ware Business & Civic Assoc. 
YMLA = Young Men’s Library Assoc. 

Priority: 
High is 2016 to 2021 
Medium is 2022 - 2030 
Low is 2031 and beyond 
Opportunistic is when an opportunity arises 
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patterns and topography were also considered in determining where the boundaries for each development 

category were drawn.  

The result is a map of Ware that shows a fair representation of where the growth in town should occur over 

the next two or three decades, absent unforeseen changes in the world as we know it today. While the town 

should periodically update the master plan, this map depicts the land use pattern as it should occur for a 

longer period of time. The town should not change course significantly every ten years or so, and this Future 

Land Use map should be seen as setting a foundation upon which to grow.  

The future land use map on page 61 shows the downtown at 75 acres, less than one-half a percent of the 

total area of the town. In order for the downtown to be sustainable, it must be kept small enough to allow a 

person to easily walk from one end to the other. While people may be used to driving in their car to get from 

place to place, successful downtowns depend very heavily on pedestrian traffic, and if Ware does not 

maintain a compact downtown area, it will be difficult to create and maintain a sustainable and successful 

downtown.  

The commercial/industrial area, which as in previous plans is primarily along the Route 32 corridor through 

town, has 1,008 acres, just under four percent of the town. This area is and will continue to be auto-

dependent, but caution must be exercised to ensure the corridor does not become one long strip of 

pavement with stores and parking lots and more cars than the road can handle. Thoughtfully crafted design 

guidelines would help ensure a more attractive and ecologically sound environment. Yet with substantial 

residential pockets within the corridor, and no consensus on the future of the corridor, the Master Plan 

Steering Committee strongly recommends that a “neighborhood plan” be completed - one that focuses on 

future land use and design, and most importantly on what the people in Ware desire for the future of this 

important corridor. Such a study must include a strong public participation component, with participants 

helping to design the future - both location of various land uses and the concept of what they will look like. 

Those will serve as a basis for new zoning and design guidelines.  

D. Ouimette 

J. Cascio 
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The residential area shown comprises a bit over fourteen percent of the town, and includes areas that are 

currently undeveloped or which have mostly larger lots. These residential areas are where it is most sensible 

to encourage moderate and higher density residential development (i.e. single family homes on smaller lots, 

townhomes, and multi-family homes), as they are most likely to be connected to the municipal sewer and 

water systems. This includes the area around and to the northwest of Beaver Lake. Currently that area is 

dependent on on-site sewage disposal systems (septic systems and tight-tanks), but as residential 

development in the area continues to increase and more seasonal homes around the lake are converted to 

year round residences, it is probably only a matter of time before that area will need to either connect to the 

municipal sewage system or build a separate system somewhere near Beaver Lake. It is thought that the 

latter will be cost prohibitive and that despite the high cost to extend the sewer system out to Beaver Lake, 

that is more likely to occur.  

The area to the northwest of Beaver Lake has been included in the residential category since the Quabbin 

Sunrise Co-Op (manufactured home park) is located there, and while they have a relatively new community 

on-site sewage disposal system, at some point in the future they will likely need to either replace it or 

connect to the sewer system. Just south of the Co-Op there is a large tract of land that has been approved 

for a subdivision with over 60 lots, each over 60,000 square feet; this tract remains vacant land - no roads or 

infrastructure have been built and in 2016 the land was for sale. If sewer service was available at this site, the 

potential for a more creative and environmentally sensitive development pattern would improve. That said, 

the site could be developed with a community on-site sewage disposal system that would allow flexibility in 

development, but with the higher cost of installing such infrastructure, more units would be needed to make 

it financially feasible.  

It is interesting to look back at the 1961 plan, which includes a “Proposed General Plan” which is essentially 

a future land use map in that it depicts the areas of town where various types of land uses were expected. In 

that map, many of the roadways are shown to have a narrow strip of “Two Families per Acre” residential 

development. An analysis of the actual land use patterns today along those roads shows the average parcel 
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size is 1.9 acres, and only 20 percent of the parcels are one-half acre or less (i.e. two families per acre). Based 

primarily on the zoning in effect since 1987, new lot creation (whether done along roads with virtually no 

oversight or as a subdivision with Planning Board review and approval) has ensured that most new lots in 

town have been a minimum of 60,000 square feet (1.38 acres).  

The rural area shown on the Future Land Use Map (which includes a substantial amount of residential 

development, all on lots over an acre) constitutes 12,654 acres, just under fifty percent of the town. It is 

expected and recommended that this area remain rural in nature. There are now and will continue to be 

pockets of houses throughout this area, and new large-lot subdivisions will continue to be created in various 

places throughout this area too. Obviously it will also be the area where the majority of agriculture and 

forestry is conducted. Such uses will continue to serve the important functions they have provided for 

centuries - food production, material production, and ecological benefits. Forests play an important role in 

climate change mitigation and in the conservation of biodiversity and of soil and water resources. And a 

significant amount of the passive recreation opportunities in Ware are located in the rural areas of town. 

Finally, the Quabbin area on the Future Land Use Map follows the existing boundaries of the Quabbin 

Reservation and no development is expected within that area. Including the water area, it comprises 8,205 

acres or just over thirty two percent of the town.  This area serves not only important ecological functions, 

but also provides area residents with unsurpassed passive recreation opportunities. 

It should be noted that there is no expectation that the areas shown as residential or commercial/industrial 

will all be developed as such within the next 20 years. This map is meant to set the stage for Future Land Use 

Maps, acting as a foundation for future growth and future land use planning.  

 

J. Cascio 

J. Cascio 

D. Ouimette 

J. P. B. Mosso 
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