Town of Bolton Commercial Development Design Review Guidelines and 
Village Overlay District 
MAPC 12/6/10

MAPC has been asked to assist the Bolton Planning Board in preparing Design Review Guidelines for all commercial developments in the Town of Bolton.  Once this is prepared, the Planning Board wishes assistance in preparing a new bylaw to establish a Village Overlay District for a specific location in the town.  The materials below provide an outline for both of these tasks.  Once concurrence is reached on this outline, final documents implementing the outline can be prepared.

Design Review Criteria and Guidelines
Development guidelines for all commercial uses subject to a Special Permit by the Planning Board can be incorporated in Section 2.5.5.5.  This would include all retail, restaurant and hotel uses in both the Business and the Limited Business zoning districts, as well as all office uses in the Limited Business district.  It would not include the by-right uses such as office uses in the Business zoning district, nor any office, light manufacturing or research and development proposals in the Industrial zoning district.  However, the uses allowed by right in the Business and Industrial zones would be subject to Site Plan Review by the Board of Selectmen under Section 2.5.5.6; the selectmen could use the same design review criteria for their review (although Site Plan Review is less discretionary than Special Permit review).  See below for suggested wording within each of these sections to reference the new Criteria, and also for the proposed new Section 2.5.5.7 Design Review Criteria.

 If completed prior to the time of a vote on the zoning change to implement the Design Review Criteria, the draft set of Design Review Guidelines should be provided to the Town Meeting so that they can see more details of what is being proposed.  

Bolton Village Overlay District
(DRAFT Concept for location – to be reviewed by Planning Board): The Bolton Village Overlay District is proposed to include all properties zoned as Business, Limited Business, and Residential between I-495 and the property commonly known as the Salt Box, along both sides of Route 117, within ___ feet of the roadway.

Goals are:
· to establish a mixed use district that will meet the community’s goals (as expressed in the master plan) for a village center
· to have this new village area in close proximity to the historic, largely residential, village center that also includes the municipal facilities
· to have this new village area be connected, via sidewalks and off-road trails, to the existing residential areas and schools, to provide for walkability and convenience for residents and students, and to provide potential shoppers for the businesses located in the village
· to provide commercial areas within walking distance to senior citizens living in the Bolton Country Manor housing facility, and 
· to provide a location for mixed use development that includes housing

See below for a new language and zoning amendments that would be necessary to establish the new Bolton Village Overlay District.   
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Add to the end of Section 2.5.5.5(h):
….and the environment, “and the degree to which the project meets the design review criteria set forth in Section 2.5.5.7, and any Design Review Guidelines hereafter adopted by the Planning Board pursuant to this section”, and ….

Add as a new Section:
2.5.5.7      Design Review Criteria.  The Planning Board shall consider the following additional design criteria in conducting Special Permit Review for all developments of commercial or mixed use properties subject to Special Permit Review under the Town of Bolton Zoning Bylaw.  The Board of Selectmen may also use these criteria in undertaking Site Plan Review for all commercial projects in the Town of Bolton subject to Site Plan Review.  The Planning Board, from time to time, may adopt additional Design Review Guidelines to advance the goals of this section and to provide more detailed examples for prospective developers.

Design Goals
Buildings and renovations shall be of a design similar to or compatible with traditional architecture in the Town of Bolton in terms of scale, massing, roof shape, spacing and exterior materials.  The design standards are intended to promote quality development consistent with the Town’s sense of history, human scale and pedestrian-oriented village character. 

Building Scale:
The size and detailing of buildings shall reflect the community preference for moderate-scale structures that resemble houses or barns, and do not resemble “big box shopping centers”.  New buildings and/or substantial alterations shall incorporate features to add visual interest while reducing the appearance of bulk or mass.  Such features include varied facades, rooflines, roof heights, materials, and details such as brick chimneys or shutters.

Buildings shall relate to the pedestrian scale by:
· Including appropriate architectural details to add visual interest along the ground floor of all facades that face streets, squares, pedestrian pathways, parking lots, or other significant pedestrian spaces.
· Articulate the base, middle, and top of the facade separated by cornices, string cornices, step-backs or other similar features.
· Continuous lengths of flat, blank walls adjacent to streets, pedestrian pathways, or open spaces shall not be permitted.

Roof Form:
New construction, including new development above existing buildings and/or substantial alterations, shall incorporate gables or other traditional pitched roof forms which will be consistent with the historic architecture of the Town of Bolton. Flat roofs are discouraged.

Mechanical equipment located on roofs shall be screened, organized and designed as a component of the roof design, and not appear to be a leftover or add-on element.

Entrances:
All primary commercial and residential building entrances shall be visible from the right-of-way and the sidewalk, and shall have an entrance directly accessible from the sidewalk.  Doors shall not extend beyond the exterior facade into pedestrian pathways.

External Materials and Appearance:
Predominant wall materials shall have the appearance of wood, brick or stone painted or coated in a non-metallic finish. Cladding materials should be consistent on all facades with the exception of special design elements such as gables or dormers.

Awnings and canopies shall be compatible with the architectural style of the building.  Colors and patterns used for awnings and canopies shall be subdued and compatible with existing awnings on adjacent buildings.

Except for minor trim, the building shall avoid the appearance of reflective materials such as porcelain enamel or sheet metal. Window panes shall be non-reflective.

Ground floor commercial building facades facing streets, squares, or other significant pedestrian spaces shall contain transparent windows encompassing a minimum of 40 percent of the facade surface. 
 
Wherever possible, existing historic structures on the site shall be preserved and renovated for use as part of the development.  Any alteration of or addition to an existing historic structure shall employ materials, colors and textures as well as massing, size, scale and architectural features that are compatible with the original structure.  Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a historic property shall be preserved. 

Landscaping:
To the maximum extent possible, projects shall provide pedestrian-friendly amenities, such as designated on-site sidewalks/pathways. Links/sidewalks designed to connect parking areas with adjacent developments are encouraged to further the goal of providing safe pedestrian access to businesses within Bolton.   Site landscaping shall be maximized, per Section 2.5.5.3 Greenspace Regulations.

Service Areas, Utilities and Equipment:
Service and loading areas and mechanical equipment and utilities shall be unobtrusive or sufficiently screened so that they are not visible from streets, adjacent residential zoning districts or primary public open spaces, and shall incorporate effective techniques for noise buffering from adjacent uses. 

Sustainable Building Design:
It is desirable that new buildings constructed in the Town of Bolton comply with the current Leadership in Energy and Environmental Design (LEED) criteria, as promulgated by the U.S. Green Building Council to the maximum extent feasible.

Bicycle Parking: 
Bicycle parking shall be provided for all new development, shall be at least 50 percent sheltered from the elements, and shall be located as close as possible to the building entrance(s).  Any property required to have bicycle parking may establish a shared bicycle parking facility with any other property owner within 150 feet.
Bolton Village Overlay District
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The zoning bylaw would need to be amended to allow for establishment of this Village Overlay District, and to provide the parameters under which the developments could be approved.  Likely changes that would be required to zoning include:

Add to Section 2.3.3 Mixed Uses:
In order to allow for mix of residential and commercial developments, language would need to be added to 2.3.3:  “except as may be permitted by the Planning Board via Special Permit within the Village Overlay District”

Add to Section 2.3.5.2 Dimensional Schedule:
Add at the beginning of Note A: “Except as may be permitted by the Planning Board under Special Permit under Section 2.5.10, the Bolton Village Overlay District, of this zoning bylaw, the”…. 

Add a footnote relating to the 150-foot “front setback” and 50-foot “other setback” in the column labeled “Other Uses i.e. Business, Industrial or Commercial”, to be “****Except as may be permitted by Special Permit under Section 2.5.10, the Bolton Village Overlay District, to improve site design and pedestrian accessibility”.

Add to Section 2.4.1.3 Parking:
(c) The Planning Board, via Special Permit under 2.5.10, the Bolton Village Overlay District, may lower the required area of parking. 

Add to Section 2.6 Definitions:
Mixed Use: A combination of residential and commercial uses, arranged vertically (in multiple stories of a structure) or horizontally (adjacent to one another in one or more buildings on a lot)

Add to Inclusionary Zoning Section 2.5.9.3:
5. This bylaw shall apply to all units in mixed use developments approved by the Planning Board under a Special Permit under 2.5.10 Bolton Village Overlay District.

Add a new Section 2.5.10 Bolton Village Overlay District 
1.  The Bolton Planning Board is hereby designated the Special Permit Granting Authority (SPGA) to grant special permits for mixed use development under the provisions of this Article.

2.  The SPGA may grant a special permit that 
· allows for mixed use development,
· decreases the required parking,
· increases the percent of impervious surface, and/or 
· decreases the required front or other setbacks,
only upon finding that such use is in harmony with the general purpose and intent of the zoning bylaw and the proposal meets the specific provisions set forth under the Bolton Village Overlay District bylaw.  In granting the special permit, the SPGA may also specify conditions, safeguards and limitations concerning the use of the property associated therewith.

3.  Site Plan Review, pursuant to Section 2.5.5.6, is required for all Mixed Use developments. 
(QUESTION FOR PLANNING BOARD: In order to streamline permitting within the BVOD, do you wish to recommend that the Site Plan Review for developments within the BVOD be granted by the Planning Board as part of the Special Permit process, or do you wish to have the Selectmen have an additional level of review, in order to allay concerns that the residents may have about approving this bylaw?)


4.  Mixed Use development projects shall be granted special permits only in conformity with the following:

A.  Suitability of the site for Mixed Use development, including: 
· adequacy of the site in terms of the density of proposed uses,
· Impact on the visual character of the business district and surrounding neighborhood,
· Adequacy of pedestrian access to buildings, public spaces, and between adjacent uses, and
· Degree to which the proposed project complies with the goals of the Bolton Master Plan.

B.  Mixed Use developments may include the following: studio, 1 and 2 bedroom units.

C.  The mix of uses shall be balanced and compatible and shall contribute to a vibrant village atmosphere, including a combination of ground floor street front uses such as retail, restaurant and offices. 

D.  Ground floors of buildings fronting streets or public access ways shall be reserved for commercial uses except as specified below.

Dwelling units shall be allowed on ground floors of buildings as follows:
· The building is set behind another building that has commercial uses on the ground floor, or
· The residential portion of the ground floor of a building is set behind street-front retail/office/restaurant uses within the same building, or
· The Planning Board determines that street-front residential uses will not have an adverse impact on the continuity of the commercial street front uses, and where such street-front residential uses will not be adversely affected by proximity to street and adjacent commercial uses.

E.  Parking requirements.  Entrances to dwelling units shall be visible and accessible from any parking areas located in the rear of a mixed-use building.  All entrances are to have sufficient illumination at night time.

The Planning Board, consistent with Section 2.4.1.3 and this section, will consider the following parking requirements for developments within the Bolton Village Overlay District:

1.5 spaces per dwelling unit for 1 and 2 bedroom units 
1    space per 200 sq ft of retail

The Planning Board may further reduce the total amount of parking required in mixed use developments if the developer shows that, based upon the expected temporal use of the parking by the various uses, there is not a need for the total number of spaces that would otherwise be calculated based upon the square footage of uses proposed.

Vehicle and Pedestrian Features:
Vehicle, pedestrian and bicycle features shall be designed to provide a network of pathways, and promote walking within the Bolton Village Overlay District.  Curb cuts shall be minimized.  

To maintain a pedestrian-friendly environment, motor vehicle parking spaces shall be located behind or beside buildings wherever possible.  Parking located directly between the building and the street alignment shall be discouraged.

5.  Planning Board may grant a special permit allowing for a higher percentage of impervious surface (including both structures and other impervious surfaces), up to 70%, provided that the development incorporate best practices for Low Impact Development techniques for infiltration of storm-water on site.

6.  All developments approved under the BVOD shall contain a minimum of 10% publicly-accessible open space, located on the site to promote pedestrian and shopper accessibility.  These areas may include pedestrian-friendly amenities, such as wide sidewalks/pathways, outdoor seating, patios, or courtyards.  Links/sidewalks designed to connect parking areas with adjacent developments are encouraged to further the goal of providing safe pedestrian access to businesses within Bolton. Site landscaping shall be maximized.

7.  Within the Bolton Village Overlay District, the Planning Board, as part of the Special Permit, may approve decreased front yard or side yard setbacks to improve site design and promote pedestrian and bicycle accessibility.  Setbacks may be reduced to 40 feet; side yard setbacks may be reduced, especially where the abutting property is in business or mixed use.  If a lesser setback is allowed, the Planning Board may impose such conditions as it deems necessary. Such circumstances may include consistency with existing street setbacks and design that encourages a pedestrian environment.
 
8.  The Planning Board may utilize provisions of Chapter 44 section 53G to hire consultants to assist the Planning Board in review of the proposed developments.  In addition, the Planning Board may, at its option, appoint a Design Advisory Team to assist in the review of any project in the Bolton Village Overlay District.  Members of the DAT shall include: one or more Planning Board member(s); professional architect(s); landscape architect(s) or design related professional(s); Historical Commission member(s); business owner(s).  
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