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Aerial View of Site H After Creative Development 
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3) Creative Development Scenario

• Tourist commercial node located adjacent to highway. Parking screened in rear, attractive
architecture forms strong edge along road.

• A second commercial node set back in woods around central open space.
• Reduced number of curb cuts, clear signage improve safety.
• Over 3/4 of roadside woodland preserved by clustering commercial development.
• Multi-family condos clustered away from sensitive gorge area around central common.

Astounded by the high appraised value of his property, Foster Simmons realized he needed to plan the 
sale of his property carefully to maximize the value of his investment. He had been impressed by a 
recent article he had read in Developer's Journal, entitled "Killing the Goose that Laid the Golden Egg". 
The article included numerous case studies demonstrating bow poorly planned and designed 
development hurts tourism-related businesses by destroying the very amenity that attracts tourists in 
the first place. The article convinced Foster that well planned and designed development on the site 
could more than double the value of his current investment in the land. While his primary concern was 
financial, he also realized that proposing quality development on the site would benefit the town he had 
lived in for so long. 

Instead of selling the land to the highest available bidder, Foster actively sought the interest of qualified 
developers with solid track records in the type of project be envisioned for the site. He felt it was 
important to avoid piecemeal development of the property by a variety of builders, seeking instead a 
single developer to manage the project. Like most people in the area, be initially disliked "developers", 
but soon realized that a conscientious developer was greatly preferable to a land speculator. Unlike 
the speculator, the careful developer becomes closely involved in building on the site, ensuring that new 
development is comprehensively planned and carefully designed to blend in with its natural and 
cultural environment. 

Foster eventually chose Visionary Development Company (VDC) to develop the property. He sold 
them an option to buy the land, allowing them to develop plans and obtain permits for the project 
without risking full investment in the property. VDC realized that, given the town's bare-bones bylaws, 
rezoning would be required to develop the site properly. Since rezoning would be a risky and difficult 
undertaking, they decided to first obtain preliminary approval of a conventional plan for the site. 

Ground Level View of s;,e H Before Development 
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After their conventional plan for the site was approved, VDC developed a creative plan for the 
property that maintained the same overall density of development, while greatly reducing the 
environmental, visual, traffic and noise impacts of the development on the site. They submitted this 
plan to the town, demonstrating the many ways it improved on the conventional development scenario 
currently mandated by the town's by-laws. The contrast between the two plans awakened town 
residents to the fact that their current zoning by-laws were actually contributing to the degradation of 
the town's environment and rural character by encouraging strip development along the major 
approach roads. After reviewing the zoning changes proposed by Foster Simmons and VDC, and 
making necessary modifications, the town planning board endorsed the rezoning, which passed by a 
large_ majority at town meeting that spring.

GrowuJ Le.ve/ View of Site H After Qmvenliom1l Development 

G,ound Level Veew of Sile H Aftu Creative Dcvelopmem 
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Local residents noted with irony that it had taken a developer, of all peop]e, to show them how to 
increase environmental protection and the preservation of ruraJ character by amending their outdated 
by-Jaws. 

The zoning changes sought by VDC for the property included the abiJity to group the buildings on a 
portion of the site, whi]e preserving open space in other parts of the property. This aJlowed maximum 
flexibility to locate new development away from sensitive areas of the site. They aJso sought the ability 
to submit the proposal as a Planned Unit Commercial Development (PUCD). The PUCD would also 
allow the project proponents to use their creative planning, design and engineering skills to meet the 
stringent performance criteria enumerated in the new bylaw governing preservation, the environment, 
health and safety, visual quality and rural character. A site plan review provision in the proposed bylaw 
encouraged the planning board and other town boards to become actively involved as constructive 
critics and sources of information and ideas in fundamental site planning decisions. Formerly involved 
only in debating minute details of road widths and culvert dimensions, the boards could now become 
active]y engaged in negotiating fundamental changes in basic site planning issues, such as the location 
of buildings and roads on the site. The design guidelines in the site plan review by-law provided the 
town with a fair, efficient procedure to ensure that new commercial structures fit in with the 
architectural context of the community. When used together, the site plan criteria and design 

standards assure the town that site planning and architectural issues are both addressed in an 
integrated way. 

VDC located the proposed development in three separate parts of the site: a multi-family residential 
area, a tourist-related commercial area with direct frontage on the state highway, and an office/motel 
area Jocated back from the highway in the woods. By clustering the development in this manner, over 
half the land could be preserved as permanent open space. Four-fifths of the road frontage on the 
state highway was also left untouched, protecting the natural scenery and environment on which the 
tourist businesses depend for their survival. 

Because of the need for direct access and visibility to the traffic on the state highway, the tourist-related 
commercial cluster was located near the road adjacent to the bridge. In addition to the private 
businesses Jocated here, the state highway and environmental agencies coJJaborated with the businesses 
to establish a visitor's center and nature study area within the complex for tourists stopping to walk out 
on the bridge. VDC donated the entire gorge section of the property to state and local conservation 
agencies, which developed a management plan and interpretive program for the area. The tourist
related business area was designed to buffer parking at the rear of the buildings, which were carefully 
designed to blend in with the traditional architecture of the town. The new buildings form an attractive 
edge along the state highway, reflecting the location of commercial structures adjacent to roads in 
other parts of town. Clear, well-designed signs direct traffic onto an entrance road leading to the 
screened parking areas. Screened, color-corrected lighting; attractive sidewalks, shade tree, shrub and 
groundcover plantings and grading create an appealing shopping and tourism environment. 

The office/motel area is located back from the highway, screened from view by a woodland buffer. 
Clear signs indicate the range of facilities available in the cluster. The commercial buildings are 
arranged around a central green, enhancing the character and environment of the complex. Since the 
area is screened from view, less stringent architecturaJ guidelines were used, allowing a wider range of 
structures here. 

The residential compJex is located below the ridgeline separating the river gorge from the uplands. A 
buff er of undisturbed forest vegetation assures that construction of the buildings will not cause runoff, 
erosion or wildlife habitat loss on the fragile banks of the river. Pitched roofs and the use of a variety 
of rooflines and attached structures give the multi-family units a rambling farmhouse character 
(generally following the traditional pattern of "big house, little house, backhouse, barn"). By locating 
the buildings away from the gorge and ridgeline, views of the river from the bridge remain unspoiled by 
the new residential construction. Paths to nearby viewpoints over the gorge aUow residents to enjoy the 
views within short walking distance of their homes, and a trail system leads down to the protected 
banks of the river. 
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Town Character Planning in the Connecticut River Valley 

Since early settlements during the mid- to late 1600's, the visual character of the Connecticut River 
Valley in Massachusetts has been shaped by its landscape, transportation routes, and the lifestyles of 
the people who settled it. The Valley today exhibits the influence of a unique array of social and 
institutional customs brought by the settlers, customs which shaped the towns as much as the 
surrounding rural landscape and natural resources. At least twelve generations of people have settled 
here since the colonial period, and, as successive waves of immigrants moved into the Valley, they 
molded the towns into the picturesque communities we sec today. Recognition of the overall character 
of the Valley, comprised as it is of the distinctive flavor of each town, is an important first step in 
framing an appropriate development and conservation strategy to deal with the tremendous growth the 
Valley is currently experiencing. 

Many of the Massachusetts towns of the Connecticut River Valley liave a Mpicture postcardM quality that 
is identifiable as typical of New England. But that quality is also very particular to the Valley. The 
characteristics which most New England towns share arc the grassy, tree-lined town common, flanked 
by a white, steepled church, and the town hall. Most of the towns are filled with historic architecture: 
beautifully designed civic buildings, libraries, and homes arranged along stately, tree-shaded streets. It 
is the way these towns are configured, the types of buildings and their relationships to each other and 
to the natural landscape, that mark them as towns from the Connecticut River Valley, as well as towns 
with an individuality all their own. 

Town character encompasses more than natural landforms and traditional buildings; it includes the 
town's social life as well. Whether people walk "downtown," congregate at the post office or the comer 
store, sit on benches along the streets, or meet at the Town Hall, all these social activities contribute to 
the composite character of any town. The town's buildings and their placement affect its social life, 
and therefore directly, and indirectly, affect town character. 

Within the last two decades, suburban sprawl ( created by scattered residential subdivisions and 
roadside commercial developments) has become common, and its continuation over the past 25 years 
has introduced a new element into the New England landscape. Both the subdivision and the 
commercial "strip" have become so pervasive that many Valley residents have begun to believe these 
conventional approaches represent the only way towns can grow. However, this pattern of land 
development, when set into traditional communities such as those which abound in the Connecticut 
River Valley, produces a devastating effect upon town character and quality of life. It weakens our 
sense of place by introducing larger lots, longer setbacks, architecture which does not integrate well 
with traditionally styled buildings, and superabundance of asphalt and signs. The new developments 
arc fragmenting and paving over farmland at an alarming rate. 

Practical solutions do exist to these problems, and in using them, new developments can be successfully 
integrated into the existing townscape without compromising the character of the town. Many of these 
solutions are presented in the following pages as tools any town can adapt to its own particular 
circumstances to protect or enhance its own town character. 

The case studies prepared for the towns of Hadley and Gill provide background information for 
understanding and adopting the model bylaws. Each model bylaw must be interpreted in terms of a 
particular town's needs and character in order for them to function to their full potential. 

The first step in defining a town character plan is to gather inf ormatioo about the town. This should 
include: 

- a history of the town and its overall land development pattern;
- an inventory of the town's natural resources including soil types and capabilities ( available from

the Soil Conservation Service), a map of existing land use, a map of existing zoning, a map of 
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existing vegetation/forest cover, a list of environmentally and archaeologically sensitive areas 
( obtainable from the Department of Environmental Management and the Massachusetts 
Historical Commission), and a map of the town's surface water bodies and aquifer recharge 
areas; 

- a consensus on the part of town residents as to what constitutes their town's character;
- a map of the scenic resources in the town, the loss of which would destroy part of the town's

1D1age. 

The second step when formulating a character plan is to evaluate present conditions in the town. 
Existing zoning bylaws and subdivision control regulations should be examined, as well as their 
enforcement. The best regulations in the country will not accomplish the goal of preserving town 
character unless they are properly and impartiaUy enforced. In examining existing bylaws, their original 
intent should be understood: have they outlived their usefulness, or have they become inadequate for 
the present scale and intensity of development? Many towns could benefit from certain basic changes 
in their zoning bylaws, which, more likely than not, are inadvertently encouraging the erosion of town 
character rather than protecting it as the bylaw was intended. 

The third step in devising a town character plan is to work with al) municipal boards and residents to 
develop a pr�ctical and effective strategy to implement shared goals for the future conservation of the 
town's special features. This is the most difficult step, since changes in regulations require that a public 
consensus be reached and this process often involves a great deal of discussion, debate, and public 
education. The rewards, however, are great in the preservation of a quality of life and visual character 
that makes the town unique. 

Two Town Character Plans 

The town character plans formulated for Hadley and Gill are presented in the following pages as 
models reflecting the individual characteristics of two Connecticut River ValJey municipalities. Both 
towns possess a considerable length of frontage along the Connecticut River, and both still enjoy a 
strong farming tradition. However, much of the similarity between them ends there. Their historical 
and cultural backgrounds, together with their natural and cultural landscapes, have evolved to produce 
two quite different towns with a distinctive character and quality of life all their own. 

1. Description of Town Character and Landscape Types

1.1 The Town of Hadley 

Historical and Cultural Background 

The Town of Hadley, Massachusetts (pop. 4,400) is situated on a deep and fertile alJuvial floodplain 
which has historically provided local residents with some of the most productive farmland in the 
Commonwealth. Long before the European settlers arrived, this area bad been populated by the 
Nonotuck Indians, who sustained themselves in their diverse landscape through fishing. farming, and 
hunting. Until the outbreak of King Philip's War in 1675, Hadley's native population remained strong 
and lived in ecological harmony with its natural surroundings. 

The town's first English colonists arrived in 1659 when the Hadley Plantation was established in the 
Norwottuck Meadows, now West Street. These colonists were Congregational dissenters from 
Hartford and Wethersfield, Connecticut, under the leadership of the Reverend John Russell. The plan 
of the town was decided before settlement began, with 8-acre house-lots arranged along two streets 
paralleling a broad common measuring one mile in length (Farmer, 1985). This mile�long common, 
laid out on a north-south axis, is still intact and underpins much of Hadley Center's unique character. 
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The long, narrow strips of crop land established in the "Honey Pot" area between West Street and the 
the Connecticut River constitutes an extremely rare land pattern, which is unique in New England, as 
the nation's sole surviving example of medieval English field ownership boundaries. 

As the accompanying figures show, the 17th century field ownership pattern in Hadley (which survives 
to the present day in the "Honey Pot" area) is very similar to the traditional English pattern which 
existed from pre-Christian days up to the Enclosures of the 1800's. With strips typically 22 yards wide 
and 220 yards long ( a furlong or "furrow long"), this system allowed for more efficient plowing. English 
farmers were assigned several strips in different parts of the open field, on the principle that no 
individual should have all of the best ( or worst) land. 

Brockhall 

1485 

500 

North 

Field 

Maps comparing 15th ce11111,y E11glis/J field pattem with 17th ce11t11,y field pallems i11 Hadley, 
Massaclmsells. Source: Medieval Fields, by David Hall (Shire Publicatio11s, Ltd., 1982). 

The homes around the West Street common remained the focus of the colonial settlement throughout 
the 1600's and the early 1700's. By 1675, the village was protected by a stockade to repel native attack 
during King Philip's War, although the exact location of this defensive is unknown today. About that 
time an incident gave rise to the "Angel of Hadley" legend in which an aging British regicide (i.e., one 
of Charles l's executioners) emerged brieOy from hiding to lead the colonists in driving away the Indian 
attack. 

In 1713 Middle Street was laid out to the east to accommodate further expansion, and grew to become 
the new municipal center. The pattern of a long, north�south axis was repeated here and also on East 
Street, with five to ten acre parcels stretching out in deep narrow lots behind each house. This unusual 
development of the town center provided Hadley with a unique landscape of broad, tree-lined streets 
alternating with long tracts of farmland. 

The village of North Hadley developed principally during the period between 1775 and 1830 as an 
agricultural and manufacturing village. Today it is a village with a very strong visual link to the past, 
clustered linearly along Route 47 and characterized by an attractive grouping of historic homes, town 
buildings and commercial establishments. The construction of a separate Town Hall in the village 
during the last century has given North Hadley a greater sense of community and individuality than it 
might otherwise have acquired. 
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Mid-JBOO's etching of the ''Angel of Hadley," courtesy of Hadley Historical Society. 

Hadley also possesses a strong immigrant history reflecting a variety of ethnic backgrounds. During 
the early industrial period (1830-1870) seven out of ten immigrants were Irish, with smaller numbers 
from Canada. The French Canadians, reputedly excellent broom tiers, contributed to the development 
of a thriving industry. During the closing decades of the century there was an influx of Central 
European immigrants (mainly from Poland) who brought with them an exceptionally strong land ethic 
and pride in agriculture which survives to this day. 

During the mid 19th century, the introduction of commercial tobacco production bad a great and 
lasting effect on the landscape of Hadley through the construction of wooden tobacco barns, often built 
in long, parallel, south-facing rows. Although now largely unused due to declining tobacco production, 
their long, low construction and their arrangement in repetitive patterns have made them distinctive 
features of the town's landscape. 

The greatest factor contributing to Hadley's character is its primarily agrarian land-use, with large open 
meadows, extensive fields of crops, and smaller plots of vegetables covering two-thirds of the town's 
total area. This landscape surrounds the densely developed historic town center and villages. Today, 
however, views across much of this landscape are being interrupted or blocked by new commercial 
roadside development and conventional "frontage-lot" residential subdivisions. A mix of residential and 
commercial development lines most of the major transportation routes through town: the east-west 
Route 9 corridor connecting Amherst with Northampton; the north-south Route 47 corridor linking 
towns on the eastern bank of the Connecticut River. Route 116 North, a limited access highway linking 
the surrounding communities to the University of Massachusetts, and the University to Route 9, is 
zoned for general commercial development. Route 47 and Route 9 intersect at Hadley Center, 
creating heavy traffic and attracting commercial development that threatens the historic landscape, 
especially along Route 9. 
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An 1847 etc/ring of Hadley's new town center located on Middle Street. 

During the last few years, residential development has occurred mainly on "frontage lots" along existing 
roadways. Recently, several large subdivision proposals involving more than 250 new houselots have 
been filed, an incidence which bas underscored the immediate need for effective growth management 
strategies to preserve the town's character. The growth of both frontage lots and conventional 
subdivisions obstructs the long views across the open fields, which are one of Hadley's greatest visual 
assets. 
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A panoramic view east of NortlJ Hadley around tlie tum of the century. 
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The Natural Landscape 

Hadley's land area of approximately 23 square miles can be characterized by the juxtaposition of gently 
rolling floodplain and sharply rising hills. The effect is of a town filled with scenic panoramas - long 
views over undulating farmland, to wooded hills in the distance. The majority of the landscape in 
Hadley owes its composition to the ancient deposits of glacial Lake Hitchcock, and later to the 
overlying deposits of the flooding Connecticut River. This rich alluvial floodplain formed the basis for 
much of Hadley's cultural landscape of fields and farmsteads which provide many opportunities for 
scenic vistas. There are, in fact, few places in town where the landscape views are not strikingly 
beautiful. 

The Massachusetts Landscape Inventory, prepared in 1983 by the Department of Environmental 
Management, noted the fineness of Hadley's landscapes, classifying 75% of Hadley as having 
"noteworthy" or "distinctive" scenic character. For the purpose of developing appropriate land-use 
planning strategies, the town can be divided into five areas of significant natural landscapes. Each of 

Panoramic view of Hadley, from Mount Holyoke. 

An e:rample of tobacco bams in Hadley's Jami la11dscape. 
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A view from Mount Holyoke through Hadley to the Unfrersity of Massachusetts. 

these areas provides different opportunities and constraints for development when viewed in 
conjunction with the existing cultural landscape. These areas are: 

1. The Holyoke Range and Mount Warner, which provide both a backdrop for views and also a
look-out to other areas of Town. The natural, undeveloped appearance of the north-facing
slopes of the Holyoke Range is extremely important, as these areas are visible from many 
parts of the Town. 

2. The "Honey Pot," an area of exceedingly fertile farmland on the floodplain peninsula west of
Hadley Center.

3. The confluences of the Fort and Connecticut Rivers and the Mill and Connecticut Rivers, which
are areas of unique vegetation and wildlife.

4. The broad river terraces to the north and south, on which are located most of today's active
farms.

5. The Connecticut River itself. Hadley has 15 miles of frontage on the Connecticut River, more
than any other Massachusetts town.

The Residents' Perspective 

General sentiment in the Town of Hadley appears to be that "the town is losing its character." When 
residents are asked "What defines the character of the Town?", an almost universal answer is "the rural, 
farming landscape." The problem, as perceived by most town residents, is the encroachment of 
development on previously open views and farmland. Although they realize development cannot be 
halted, the question remains "How can we blend in new development and maintain the visual character 
and quality of life that we know and love?". 

Answers to the question "What are the specific elements that make up the character of the Town?" are 
often varied and detailed. The most important realization is that the entire landscape, comprised of 
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buildings, natural features, trees and people, all contribute in some way to the character of the town. 
The individual elements most commonly cited by town residents are: 

1. farmland;
2. views of the Holyoke range, especially of Mount Holyoke;
3. open views across fields;
4. the Summit House atop Mount Holyoke;
5. West Street Common;
6. the historic homes along West Street;
7. Hadley Center, consisting of the broad, tree-lined West, Middle, and East Streets;
8. the municipal buildings both at Middle Street and Route 9, and North Hadley Town Hall;
9. the area of farmland known as the "Honey Pot";

10. the village atmosphere of North Hadley;
11. the scenic views from Route 47 North; and
12. the Connecticut River.

These are the town's most commonly remarked physical features, although many residents have their 
own personal favorite areas, views and sites. 

1.2 The Town of Gill 

Historic and Cultural Background 

The Town of Gil� with one of the smallest populations in Franklin County, is located in the 
Connecticut River Valley of Massachusetts only a short distance from Vermont. In contrast to the 
broad, bowl-like landscape of Hadley, Gill is characterized by rolling. largely forested hills, providing a 
wide variety of diverse landscape views. The town's rural character is also defined by its extensive 
network of gravel roads, which are sparsely inhabited. The town is bounded on three sides by rivers: to 
the south and east by the Connecticut River, and to the west by the Falls River. To the south, on the 
Connecticut River, lies Turner's Falls, a natural falls dammed for hydro-electric production. Gill is 
bisected in its southern extremity by the Mohawk Trail (Route 2), a scenic road which is receiving 
heavier use by commuter traffic to suburban Boston employment centers. The town of Gill contains 
two villages, Riverside and Gill Center. Gill Center is the civic center of the town, while Riverside has 
developed as a residential area. 

The area today encompassed by Riverside, extending along Barton's Cove to the Narrows, was used 
extensively by native American Indians for fishing. while the floodplain areas were put to agricultural 
use. According to archaeological studies, Gill appears to have been one of the most heavily populated 
Native American areas in the Connecticut River Valley, home to the Pocumtucks until the Mohawk 
attacks of c. 1664 (MHC, 1982). Old native trails have evolved into today's regional transportation 
routes, following West Gill Road and Main Road to Gill Center and Grassy Hill. 

Gill's first colonial settlement did not occur until about 1776. The 1794 meeting house on the green, in 
the town's geographic center, established a civic focus which continues to the present day. The 
economy of this period was based entirely on agriculture, with a few saw and grist mills established 
beside Fall River and Dry Brook. Noted for rich grazing and tillable soils, Gill developed a reputation 
for corn and rye crops which were sold to Boston and river towns to the south. During the 1800's the 
town's population fluctuated from a high of 864 in 1830 to the low of 635 in 1875, and then rapidly rose 
to 1,082 residents with the development of Riverside in conjunction with the industrial town of Turner's 
Falls across the river. 

The establishment of the Turner's Falls Company and the subsequent development of the 
accompanying industrial town during the 1860's and 1870's, together with the completion of a 
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Gill Center at the begin11i11g of the 20th ce11t11ry. 

suspension bridge connecting Turner's Falls and Riverside in 1878, resulted in the development of 
Riverside as a place of suburban residences for the businessmen of Turner's Falls. Turner's Falls also 
became an important market for fresh farm products from Gill (MHC, 1982). The founding of the 
Mount Hermon School in 1881 also increased the market for farm produce and, as the Greenfield 
Gazette noted in 1892, "The whole place bids fair to become quite popular as a resort of city people" 
(MHC, 1982). 

17,e village of Riverside (Gill), circa 1900 (Gill Historical Society). 
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One of the most spectacular engineering works in the Connecticut River Valley is Gill's French King 
Bridge, completed as part of improvements to Route 2 in 1932. It was awarded the American Institute 
of Steel Construction's Annual Award in Merit for the most beautiful steel bridge of its time. The 
bridge is a focal point of pride for town residents, as well as being a tourist attraction along scenic 
Route 2. 

The orientation of Gill as a "bedroom community" has continued to the present day. Stoughton (1978) 
in his history of Gill writes that "Gill has ranked as one of the small towns in the state, but since the 
introduction of the automobile, enabling the employees in nearby factories or other places of business 
to live amid rural surroundings, the landscape of the town is fast becoming dotted with attractive 
dwellings of such residents interspersed among the farms." This trend has significantly increased to the 
present, to the point where the townspeople feel threatened by overdevelopment. 

The Natural Landscape 

The Town of Gill covers a total of 9,421 acres or 14.72 square miles. The landscape is comprised 
principally of hills and rolling farmland, with several extensive areas of gently undulating flood plain 
along the Connecticut River. Close to fifty percent of the land area is wooded, the majority occurring 
in the more hilly areas. The town has many scenic vistas, some encompassing miles of viewscape over 
surrounding towns. 

The Town is bordered in two places by especially scenic areas, Turner's Falls and the French King 
Gorge. Before the dam at Turner's FaIJs was built, there was "a sheer drop between the island and 
jagged rock along the Gill shore through which the water plunged for a distance of some 400 feet" 
(Stoughton, 1978). The Indians had named this waterfall Peskeompscut or "water cleft by a rock." 
Although it has lost much of its original natural beauty, the falls and rapids remain one of the most 
remarkable features of the Connecticut River. 

French King Gorge and Rock are located a short distance upstream. In early times the rock "rose 
some 16 feet above the normal water level," and tradition holds that, during the French and Indian 

French King Gorge, from the Roule 2 bridge. 
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Wars, a French officer was so impressed with the rock that he took possession of it in the name of the 
King of France (Stoughton, 1978). The French King Highway and French King Bridge were 
subsequently named after this rock. 

The town itself may be divided into four landscape areas: 

1. the floodplain areas around Riverside and Barton's Cove;
2. the rolling uplands covering much of Gill;
3. the relatively flat plateau of western Gill; and
4. the eastern floodplains of the Connecticut River, in the area of Muon's Ferry.

The views of undeveloped hillsides, ridges, and summits are extremely important to the scenic 
character of Gill. These views could be lost if unchecked development were to occur in these areas. 

The Residents' Perspective 

As in Hadley, the residents of Gill are beginning to become quite concerned about the loss of their 
town's character. They see this change embodied in the proliferation of single-family homes, the 
majority of which are being built as ltfrontage-lotlt developments. There is great concern about the 
effects of unchecked growth on groundwater resources, both in terms of pollution and availability. 
Many of Gill's soils will not support septic systems, and therefore the town has adopted two-acre lot 
zoning in an effort to protect ground water from septic system pollution. 

The most commonly cited areas of concern in Gill are: 

- the preservation of farmland;
- the preservation of the village character of Riverside;
- the proliferation of tourist based businesses along Route 2;
- the replacement of forests with subdivisions;
- the effect of unbridled growth on town services;
- groundwater availability and purity; and
- the acquisition of open space, especially river frontage.

A tree-lined street in Gill today. 
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2. Planning Strategies for the Integration of New Development in
Hadley

2.1 The Town of Hadley 

To conserve Hadley's unique character and the town's position as the Commonwealth's most 
prominent farming community, residents must seriously consider and implement new and different 
planning strategies. Until the last few years, development has largely been occurring around Hadley, 
but recently has been expanding into the town. With its more affordable land and housing ( relative to 
its neighbors, Northampton and Amherst) Hadley is becoming increasingly attractive to developers and 
homeowners alike. 

The town must work on two levels simultaneously to achieve strong land-use regulations: internally 
regarding administrative matters, and externally with respect to the regulations themselves and their 
enforcement. Since the success of planning and land use regulation rests largely on the former, 
consideration of the administrative aspects is essential. 

A. Administrative Strategies

The sudden large increase of development during the past few years has left the Planning Board 
overburdened with administration and permit-granting, nearly to the exclusion of long-range planning. 
In order to ease the burden on Planning Board members (who arc paid only a nominal fee for their 
service to the town) a full-time Town Planner is urgently needed. The planner would provide services 
worth far in excess of the salary amount, in advising the Planning Board on land-use and permitting 
decisions, thereby freeing their time from administrative work. The planner could also apply for and 
administer planning grants, and perform much of the technical work necessary for the Jong-range 
planning the town desperately needs. 

A second administrative strategy, which the Town could adopt to allow the Planning Board more time 
to devote to Jong- range planning issues, would be to establish a separate Site Plan Review Board. This 
advisory board could either be appointed by the Board of Selectmen, or be composed of one member 
of the Conservation Commission, one member of the Planning Board, one member of the Historical 
Commission, the Building Inspector, one member of the Board of Health, a representative from the 
Fire Department, and a citizen-at-large (preferably an architect or landscape architect). The board's 
specific duty would be to review site plans and make recommendations to the Planning Board for 
approval or disapproval of Special Permits requiring Site Plan Approval, or directly render decisions 
for developments not also requiring a Special Permit from the Planning Board. 

B. Land Planning Strategies

To conserve the quality of its traditional character, Hadley must pay special attention to the following 
issues: the conservation and development of agricultural open space, the conservation of the town's 
historical architecture and landscape, and the development of carefully designed commercial areas. 
Although these issues are interrelated, there are specific strategies the town may employ to retain 
Hadley's distinctive character. 

(1) The Conservation or Agricultural Open Space

As noted previously, Hadley possesses the distinction of having more commercial farmland than any 
other town in the Commonwealth. Prime agricultural lands are clustered in three areas of town, 
although pockets of farmland are located throughout. The state's Agricultural Preservation Restriction 

116 

UU1btttD IJ.,LJTl3 

:";:'f'.;"u::>NDAJ<'( kMP::, 

riei Hi'.F=-"I" f,;GF-llULlUl--,\l
AJ-+i'"=::. 

.......--
---

i 
...I 

.... ··········· /_ ...... . 
.. /t ······:�.:::.:-·· ,r

/ 
/ 

I 

. ......... �� .......................... .. 

------

I 
-----...J 

Map 2: Town of Hadley Showing Primary Agricultural Areas. 
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View across Hadley fannla,rd lo lite Holyoke Ra11ge i,r lite disla11ce. 

program is quite active, having bought the development rights to 15 farm parcels covering 475 acres, or 
about 6% of the town's currently farmed acreage. However, because the program is often 
underfunded, and because this approach cannot be expected to provide more than part of the overall 
solution, the Town must assume at least some of the responsibility for agricultural land preservation. 

One effective strategy for the preservation of significant portions of agricultural land slated for 
development is the enactment of a "Farmland/Open Space Bylaw," in conjunction with the designation 
of Agricultural Districts (corresponding to the areas shown on the accompanying map). This bylaw 
would increase the minimum land area required per dwelling unit within the districts to 50,000 square 
feet (1.25 acres), from the present 30,000 square foot (0.75 acre) minimum lot size, on the grounds that 
agricultural land is a precious, non-renewable resource of great importance to the town's farming 
economy. The bylaw also provides for the grouping of homes (in proposed developments of three or 
more units) on no more than half the total acreage. The remaining acreage would either be owned in 
common by the residents of the development or retained by the farmer with a deed restriction 
prohibiting development. Thus, on a 12.5 acre parcel which could support ten homes, these ten homes 
would be built on ten 25,000 sq. ft. lots, and the remaining 6.25 acres would be permanently protected 
by a deed restriction prohibiting development. This acreage can then be farmed or retained as open 
space. 

There are advantages for almost everyone with this type of zoning. Farmers receive full equity value 
for their land when they wish to sell, while still preserving a significant portion of the farmland. 
Although only potentially half of the parcel would be left available for development, the total number 
of units allowed would remain the same as if grouping of the homes were not required. These 
developments are attractive to both home buyers and developers since home buyers are assured of 
being in proximity to protected open space, and developers incur reduced infrastructure costs. These 
reduced costs for roads translate into reduced future costs for the Town in road maintenance and 
repair, and increased retention of open space and agricultural land. 

(2) The Preservation or Historic Areas

Hadley's West Street Common and the landscape surrounding it hold both statewide historic 
significance and a special place in the hearts of Hadley residents. The landscape is composed of three 
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View nortlr along West Street Common, Hadley. 

broad, parallel avenues running north and south (West, Middle and East Streets), lined with mature 
deciduous trees and large, single-family residences. Between these streets run long, narrow lots 
ranging in size from four to ten acres, which are either actively farmed or are lying unused as open 
space. 

This unusual town center configuration has provided Hadley with a unique, rural village landscape. 
Under the present zoning bylaws, there is insufficient frontage for most of the existing narrow lots to 
be buill upon further. However, if these lots were aggregated into wider parcels under new ownership, 
they could easily be subdivided into additional houselots and much of the very special character that 
distinguishes Hadley from all other New England towns would be irretrievably lost. 

The entire town center of Hadley has been nominated to the National Register of Historic Places. 
National Register certification is a largely symbolic honor, giving limited protection only from state or 
federally funded projects. For more effective local control, the West Street common and the historic 
homes lining it have been proposed by the Hadley Historical Society as a local historic district under 
the enabling legislation of M.G.L Chapter 40C. The local Historic District Bylaw would allow the 
town to regulate exterior changes in the West Street area much more effectively. The bylaw would 
regulate the outer appearance of additions and alterations to existing buildinp, as well as the design of 
new construction. This bylaw would be of extreme value to this area, for through it the town would 
have some control over future residential homes and commercial developments along that small 
portion of Route 9, both of which can and will erode the character of this area. 

North Hadley, the other major village within the Town, possesses an outstanding historical landscape 
having retained its rural atmosphere, along with the majority of its historic homes, town buildings and 
commercial establishments. North Hadley is beginning to experience development pressure from both 
commercial and residential uses, mainly along the Route 47 corridor. The North Hadley Town Hall, 
the centerpoint of the village, is also in jeopardy. At present it needs major renovations, both in terms 
of maintenance and weatherization, since heating bills are a burden to the community. 

Because various sources of funding exist for public buildings which have been listed on the National 
Register, completing the paperwork to nominate this building should become a Town priority. Once 
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accepted to the National Register, the town can access funds under the Massachusetts Historical 
Commission Preservation Projects Fund or the National Trust. 

A limited application of the local historic district bylaw proposed for West Street would be extremely 
useful in preserving this village's character. The bylaw, set up to review new construction, renovations 
or additions to existing buildings, offers more effective oversight of architectural style and materials 
than does Site Plan Review. 

As farmland is the single most significant feature of the landscape surrounding North Hadley, 
insensitive development would seriously detract from the character of the village itself. Therefore, the 
Farmland/Open Space Conservation and Development Bylaw as referred to in the previous section 
( and presented in model form in Section Four) provides a useful method for retaining some of the 
characteristic open space surrounding North Hadley. 

(3) Commercial Districts

At a special Town Meeting in 1986, the town adopted an expanded Site Plan Review Bylaw requiring 
site plan approval for all construction, exterior alteration, relocation, or change in use of any 
commercial or industrial building over 3,000 sq. ft. total Door area. This was an important step in the 
regulation of commercial and industrial uses within the town. However, three further steps should be 
taken by the town to strengthen this bylaw: first, the minimum Door area should be reduced from a 
minimum of 3,000 sq. ft. to include developments over 200 sq. ft. total Door area; design guidelines for 
the approval of a site plan should be adopted (model guidelines can be found in Section Four); and, the 
scope of the bylaw should be widened to include all non-residential uses (such as municipal, 
institutional, fraternal, educational, etc.). The reason for reducing the 3,000 sq. ft. minimum floorspace 
threshold for reviewing new development is that a wide variety of small businesses require less than 
3,000 sq. ft. of Door area. For example, gas stations, car washes, used car lots, small motor repair 
shops, convenience stores, etc. all could be established with much less than 3,000 sq. ft. of floorspace, 
and these types of businesses could easily produce a significant impact on the town if no minimum 
design standards are required. 

The necessity for design guidelines and performance standards is administrative as much as regulatory. 

View across tlJe open Jann/and between East and Middle Streets, Hadley, MA. 
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When a clear set of design guidelines accompanies the Site Plan Review process, the intent of the 
bylaw is made clear to both the review board and the applicant. It also helps to encourage more 
equitable and consistent decisions by the board. In the Jong run, design guidelines will improve both 
the quality of the submissions and the quality of the developments. 

Commercial "strip" development is becoming recognized as a serious problem by an increasing number 
of Hadley residents. The 1987 annual Town Meeting took steps to remedy this situation by rezoning 
the northern portion of Route 47 as a limited business district. This rezoning restricts both the size and 
the type of commercial development aUowed by right and that allowed only by Special Permit. The 
Special Permit process bas attached to it specific design guidelines for site plan approval in this district. 

Further refinements to this rezoning effort must include a revised signage bylaw, not only for the 
limited business district, but for the entire town. Signage is the single most important element 
preserving character in commercial areas, and, if the town adopts regulations for its historic sections as 
well as for its scenic roadside (Route 47) and its commercial roadside (Route 9), much more of 
Hadley's special character could be preserved. A model bylaw and sign design guidelines may be found 
in Section Four. 

Although the northern section of Route 47 has been rezoned, the southern section still remains zoned 
business. Since the scenic character of both the northern and southern segments of Route 47 are of the 
same high quality, it is reasonable that the southern portion should be rezoned as limited business as 
well. This would help protect the largely residential and agricultural character of the area, and would 
minimize conflicts between commercial and residential uses such as those presently occurring along 
Route 9. 

Many residents of Hadley feel that Route 9 is "beyond redemption." In fact, the original intention of 
this long, linear commercial district was that it would serve as a "receiving zone" for all of the major 
retail and office development in Town, with the hopeful result of preserving the rest of the Town's 
character. This strategy bas had questionable preservation success and has created a crowded and 
highly congested commercial strip. There are a number of strategies the Town could employ to 
mitigate the least fortunate aspects of this area. As mentioned previously, a revised and strengthened 
sign bylaw would help reduce the visual clutter of signs vying for attention. And again, adoption of 
design guidelines and performance standards for Site Plan approval by the Planning Board could also 
improve future developments, since these guidelines and standards would include strict limits on 
lighting, requirements for landscaping and buffering between commercial and residential uses, and a 
requirement for parking lots to be placed either to the side or rear of a development, thus breaking the 

Roadside commercial development in Hadley. 

122 

trend towards "asphalt as far as the eye can see." In conjunction with this approach, instituting the 
innovative concept of a "maximum setback" for new roadside development would definitely help new 
buildings reinforce the traditional spatial relationship with the streetscape as typically found in rural 
village centers. 

(c) Conclusion

The previous strategies for the preservation of Hadley's town character rely on implementing a mix of 
traditional and innovative methods to improve the design and direction of land use. Flexibility is the 
key, however, because these strategies must be constantly updated as conditions change. However, 
with strong administrative backing of strong land use regulations, Hadley could emerge from the 
present development boom without completely losing its unique town character and its enviable quality 
of life. 

3. Planning Strategies for the Integration of New Development in Gill

3.1 The Town of Gill 

Gill possesses a distinctive town character which, although in many ways is similar to Hadley's, presents 
different challenges and opportunities. Gill's greater distance from expanding employment centers has 
largely insulated it from the development pressures experienced by many of the Valley towns further to 
the south. However, residential subdivisions and commercial developments have begun to make their 
mark on the townscape. The influence of rising land costs in surrounding areas and an increased trend 
for Jong-range commuters from the Boston metropolitan region to settle in this area have increased 
demand for property in Gill. 

One large reason for this growing demand is the fact that the general public perceives that the "quality 
of life" is superior in small rural towns such as Gill, where residents know each other and extensive 
development has not intruded on the natural surroundings. Gill is a thoroughly rural community with 
rolling, wooded hills where newcomers feel they can escape the bustle of the late 20th century for an 
earlier and simpler era. To maintain this quality of life and town character, Gill will have to undertake 
some serious and innovative land-use planning to strengthen its land use regulations. 

Cattle grazing on a f ann in Gill. 
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A. Administrative Strategies

Gill is a small town of approximately 1,350 people, with a very modest municipal budget and no 
currently ·available funds for hiring full-time professional assistance. It would benefit greatly by 
enrolling in the Massadiusetts Executive Office of Communities and Development's "administrative 
assistant circuit rider program." This program could provide day-to-day administrative and grant
writing help. It would not, however, provide Gill with the planning support it needs to deal effectively 
with anticipated demands of development. This could be best accomplished by hiring a part-time 
planner, preferably shared with one or two other towns. A planning consultant is not advisable at this 
point, since Gill's long-term planning needs would benefit from the kind of continuity that only a 
permanent employee could provide. 

B. Land Planning Strategies

(1) Open Space Protection

Long-term protection of open space (considered in its broadest sense and comprising both farm fields 
and woodlands) is essential if Gill's outstanding rural character is to be conserved for succeeding 
generations to enjoy. Farmland is scattered throughout most of the town, with large concentrations 
occurring along the Connecticut River to the east and in the north central section (please see 
accompanying map). At present, none of Gill's farms are protected under the state's Agricultural 
Preservation Restriction program and, therefore, could be converted to other uses at any time. 

Because townspeople agree that both the open farmland and the wooded areas are important to Gill's 
character, and since extensive areas of land are actively logged (for firewood and commercial lumber), 
it is important that the continuation of these conditions be reflected in any new land-use bylaws. Gill's 
landscape is dominated by woodlands and forest ecosystems, in great contrast to Hadley which is 
dominated by a sweeping, open agricultural landscape. The "Farmland/Open Space Conservation and 
Development Bylaw," as presented at the end of this manual, could be modified to meet these needs by 
including criteria for timber cutting of more than 5 acres of land in any 10 year period such as: 1) 
cutting only under a forest management plan approved by a certified forester; 2) allowing the cutting of 
more than five acres provided there is the intention and following act of creating agricultural land; and 

3) allowing the cutting of timber stands of more than five acres for recreational uses, upon the approval
of a site plan which is in accordance with the provisions of the Site Plan Review process.

The advantages of such a bylaw to both the town and landowners are great. Land owners can receive 
full equity value for their properties when they wish to sell, while preserving a portion of it as farmland 
or open space. For the town, the advantages include: reduced road maintenance costs, protected open 
space that preserves rural character, protection of the agricultural and silvicultural economic base, and 
retention of the quality of life of which Gill is so proud. 

(2) Commercial Development

At present, Gill's zoning bylaws allow a very wide range of new commercial development in all parts of 
town by Special Permit, with the exception of the Riverside "Village Residential" District. While this 
type of zoning has been reasonably effective in controlling certain small businesses and "cottage" 
industries in the past, it is becoming less appropriate now that Gill is experiencing increased interest as 
a potential commercial site. Local voters have taken the first step in dealing with this challenge by 
adopting a Site Plan Review bylaw. This bylaw ensures that proposed developments meet minimum 
requirements in siting and safety, while protecting neighbors from adverse impacts and preserving the 
character of the town. However, this measure will not, by itself, fully protect the town from adverse 
commercial development. To avoid the problems arising from adjacent incompatible land uses (such 
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as residential and commercial or light industrial uses), Gill must consider establishing separate 
business districts. 

For example, traveller- and service-oriented enterprises should probably be limited to certain lengths 
of Route 2 and Main Road. Many of the establishments presently located along Route 2 serve tourists, 
while the natural location for commercial developments designed to serve the expanding resident 
population is the intersection of Route 2 and Main Road. It is in these two areas that service-oriented 
enterprises should be located, in order that a new commercial center may be established. 

However, commercial zoning should definitely not be permitted to extend along the full length of 
Route 2. Allowing this to happen would clearly repeat the mistakes of other communities which have 
let long, ugly commercial "strips" to grow up along well travelled roads. A much more effective 
approach that would also help retain the highway's scenic character would be to focus commercial 
zoning along two segments of Route 2: from the junction of Main Road to a point just west of Barton 
Cove, and a similar length between Barney Hale Road and the French King Bridge (as shown on the 
accompanying map). These are the areas most appropriate for, and conducive to, commercial 
development in terms of traffic flow. The node at Route 2 and Main Road could be enlarged by 
extending the commercial district north along Main Road to include the intersection of South Cross 
Road. 

Areas most favorable for the development of light industry include the intersection of South Cross and 
Main Roads, and that part of North Gill which lies near Route 10 in Bernardston. 

In conjunction with the development of zoning districts, it is strongly recommended that the town 
thoroughly review its Special Permit Guidelines and its signage regulations. 

The Special Permit Guidelines in the present zoning bylaws are vague at best. For example, "adequacy 
of town services" could be expanded to indude concerns relating to town sewage treatment capacity; 
town water usage and availability; fire, police and rescue availability; and road and infrastructure 
maintenance. All of these pose serious issues in a proposed development, but may be overlooked or 
legally challenged if not explicitly defined in the Special Permit granting criteria. 

(3) Preservation or Scenic and Cultural Resources

Gill possesses a very rich legacy of historic, cultural and scenic resources including many strong 
examples of vernacular farm architecture, outstanding riverscapes, impressively steep hills offering fine 
long views over the Valley, and a very picturesque nucleus of traditional buildings grouped around the 
town green. 

The first step in retaining Gill's heritage is to conduct an inventory of the town's historic structures. 
Following this, a successful multiple resource nomination to the National Register of Historic Places, 
recognizing Gill's uniquely undisturbed landscape, would protect the town from the adverse impacts of 
state- and federally-funded projects. It would also bring recognition or the town's rich cultural and 
scenic heritage, and lay the foundation for a locally-administered regulatory historic district, written 
with the consent and understanding of local property owners. 
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Specific Tools for Integrating New Development 

This section of the design manual contains descriptions of four different planning techniques to help 
public officials and private developers successfully integrate new construction into traditional 
townscapes and rural landscapes. Specific "model" by-law language is provided with regard to 
farmland/open space protection, sign control, and site plan review. The following pages provide 
practical advice on harmonizing new development into small New England communities, and contains 
design guidelines, performance standards, and a descriptive narrative of the innovative planning 
approaches recommended by the Center for Rural Massachusetts. 

Introduction to the Use of Site Plan Review 

Most towns eventually realize that zoning by itself is unable to ensure that new development is 
integrated sensitively into their community. Zoning, which regulates land-use location and density, 
does not address the visually important design issues which have such a significant impact upon our 
townscapes. Exerting some positive influence over the design of new developments is often essential if 
a town's traditional image is to be protected and reinforced. 

The need for improved techniques to regulate bow new developments are laid out and designed stems 
from the fact that most small towns lack sufficiently complete guidelines to ensure that new or 
expanded uses will fit harmoniously into their communities. For example, typical zoning bylaws in 
small rural towns allow all or most commercial uses "by right" in their business districts, with no further 
standards except for lot size, minimum setbacks, and typically a few sentences regarding signs and 
parking. The pitfalls or this almost "laissez-faire" approach are obvious when one pauses to consider 
the range of unneighborly, unsightly, or unsafe conditions which can easily be created by adjacent 
business premises (involving signage, traffic entrances, parking, drainage, landscaping, outdoor storage, 
noise, odors, glare, etc.). 

In response to the chaos which orten ultimately results from the above approach, other towns have 
reacted by requiring Special Permits for some of the more obviously incompatible types of uses ( e.g., 
gasoline stations, kennels). However, in so doing, they have often failed to provide clear guidelines to 
the Special Permit Granting Authority, so that petitioners, abutters, and board members may all know 
the parameters of what is approvable and what is not. All too of ten the bylaw guidelines are so broad 
and unspecific that board members arc almost invited to exercise their personal opinions, which can 
lead to arbitrary and capricious decisions. 

Fortunately, a much better middle-ground does exist, one that offers towns more comprehensive 
control over new developments, while reducing the danger of "unbridled discretion" exercised by boards 
working from inadequate bylaws which are vague, simplistic, or lack necessary detail. 

In Massachusetts, Site Plan Review is most often conducted as a modified Special Permit process. In 
order for the number of "loop-hole opportunities" to be minimized, towns are advised to require this 
type of review for most types of non-residential uses. The model bylaw in this manual contains general 
review criteria, supplemented by more specific design guidelines and performance standards to provide 
greater detail and darity. In order to provide facts sufficient to enable the reviewing board ( and other 
interested parties) to fully understand the implications of the pro.Posed development, a list of items 
required for submission by the applicant is induded in an appendix. Consistency in site plan 
submission packages will ensure that all relevant information is available to the reviewing board, so 
that a well-informed decision may be rendered. 
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Model Site Plan Review Bylaw 

A. Purpose

This section of the town bylaw is enacted under the authority of Chapter 40A of the Massachusetts 
General Laws to protect the health, safety, convenience and general welfare of the inhabitants of the 
Town. The Site Plan Review bylaw regulates the development of structures and sites in a manner 
which considers the following concerns and, where necessary, requires modification of development 
proposals to eliminate or minimize potential problems and nuisances. The principal areas of concern 
are: 

a) the balancing of landowners' rights to use their land, with the corresponding rights of abutting
and neighboring landowners to live without undue disturbances ( e.g., noise, smoke, fumes,
dust, odor, glare, stormwater runoff, etc.); 

b) the convenience and safety of vehicular and pedestrian movement within the site, and in relation
to adjacent areas or roads;

c) the adequacy of waste disposal methods and protection from pollution of surface or ground
water; and

d) the protection of historic and natural environmental features on the site under review, and in
adjacent areas.

B. Projects Requiring Site Plan Review

No permit for the construction, exterior alteration, relocation, occupancy, or change in use of any 
building shall be given and no existing use shall be established or expanded in floor area except in 
conformity with a site plan approved by the Planning Board. Site Plan Review shall also be required 
for the resumption of any use discontinued for more than two (2) years, or for the expansion of any 
existing use. "Expansion" shall include a floorspace increase of twenty-five percent (25%) or more 
within any IO-year period, or the introduction of new materials or processes not previously associated 
with the existing use. Required approval includes proposals for commercial, industrial, office, multiple 
dwelling residential developments, municipal, institutional, utility, fraternal or recreational purposes. 

C. Exemptions from Site Plan Re\'iew

Site Plan Review shall not be required for: 

a) the construction or enlargement of any single family or two family dwelling, or building
accessory to such dwelling;

b) the construction or alteration of any building used exclusively for agriculture, horticulture, or
floriculture;

c) construction or alteration providing for not more than two hundred (200) sq. ft. total floor area
after construction

d) customary home occupations as defined in the zoning bylaws.

D. Procedure

1. An applicant for Site Plan Review under this section shall file with the Planning Board, at a
regularly scheduled meeting, five (5) copies each of the site plan documents (see Appendix A for
requirements). The Planning Board Chair shall acknowledge receipt of these plans by endorsing them
with his/her signature and the date of receipt. A copy of the site plan shall be given by the applicant to
the Town Clerk to be kept on file.
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2. For developments also requiring Special Permits, the Board shall obtain with each submission a
deposit sufficient to cover any expenses connected with the public bearing and review of the plans. The
Planning Bo¥d is authorized to retain a registered professional engineer, architect, or landscape
architect, or other professional consultant to advise the Board on any or aIJ aspects of the site plan.
The cost of this advice shall be borne by the applicant.

3. After reviewing the application for completeness and determining that it is not incomplete, the
Planning Board shall transmit to the Conservation Commission, Board of Health, Historical
Commission, and Building Inspector, and other boards as deemed necessary, one copy each of the site
plan documents. The Boards have up to twenty-one (21) days for as-of-right developments, and forty
five (45) days for Special Permit developments, to submit recommendations in writing to the Planning
Board concerning:

a) the adequacy of the data and procedures used by the applicant to determine the impacts of the
proposed development;

b) the effects of the projected impacts of the proposed development; and
c) the recommended conditions or remedial measures to accommodate or mitigate the expected

impacts of the proposed development.

Failure of an agency to report within the allotted time shall be interpreted as non-opposition to the 
submitted site plan. 

4. For proposals not requiring a Special Permit, the Planning Board shaIJ deliver its decision in writing
to the Building Inspector within thirty (30) days after determining that the application is complete, to
allow the issuance of a building permit. For proposals also requiring Special Permits, the Planning
Board shall hold a public bearing within sixty-five (65) days of the receipt of an application and shall
take final action within ninety (90) days from the time of hearing, as provided in MGL Chapter 40A,
Sections 9 and 11. The Planning Board's final action, rendered in writing, shall consist of either:

a) approval of the site plan based upon a determination that the proposed plan will constitute a
suitable development and is in compliance with the standards set forth in this Bylaw;

b) disapproval of the site plan based upon a determination that the proposed project does not meet
the standards for review set forth in this Bylaw; or

c) approval of the site plan subject to any conditions, modifications and restrictions as required by
the Board which will ensure that the project meets the Standards for Review.

E. Submiss[on Requirements

A site plan shall be prepared by a registered professional engineer, architect, or landscape architect at 
a scale of 1 inch equals 20 feet, on standard 24" x 36" sheets, with continuation on 8 1/2" x 11" sheets as 
necessary for narrative. 

A site plan shall include all data, details, and supporting information as outlined in Appendix A. 

F. Standards for Rev[ew

The Planning Board shaIJ review the site plan and supporting documents, taking into consideration the 
reasonable fulfillment of the objectives listed below. Detailed design guidelines and performance 
standards shall be adopted by the Planning Board to guide decisions with respect to these objectives, 
and to help ensure consistency in the review of all applications. 
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1. Legal

Conformance with the provisions of the bylaws of the Town, the General Laws of Massachusetts, and 
all applicable rules and regulations of state and federal agencies. 

2. Traffic

Convenience and safety of both vehicular and pedestrian movement within the site and in relationship 
to adjoining ways and properties. 

3. Parking

Provisions for the off-street loading and unloading of vehicles incidental to the normal operation of the 
establishment, adequate parking, adequate lighting, and internal traffic control. 

4. Town Services

Reasonable demands placed on Town services and infrastructure. 

5. Pollution Control

Adequacy of methods for sewage and refuse disposal, and the protection from pollution of both surface 
waters and groundwater. This includes minimizing soil erosion both during and after construction. 

6. Nuisances

Protection of abutting properties and Town amenities from any undue disturbance caused by excessive 
or unreasonable noise, smoke, vapors. fumes, dust, odors, glare, stormwater runoff, etc. 

7. Existing Vegetation

Minimizing the area over which existing vegetation is to be removed. Where tree removal is required, 
special attention shall be given to planting of replacement trees. 

8. Amenities

The applicant's efforts to integrate the proposed development into the existing landscape througn 
design features such as vegetative buffers, roadside plantings, and the retention of open space and 
agricultural land. 

9. Town Character

The building setbacks, area and location of parking, architectural compatibility, signage, and 
landscaping of the development, and how these features harmonize with the surrounding townscape 
and the natural landscape. 
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G. Enforcement

1. The Planning Board may require the posting of a bond or other similar performance guarantee to
ensure compliance with the plan and stated conditions of approval. It may suspend any permit or
license when work is not performed as required.

2. Any Special Permit issued under this section shall lapse within one (1) year if a substantial use
thereof has not commenced, except for good cause. The time required to pursue and await
determination of a judicial appeal pursuant to Chapter 40A of the General Laws shall be included
within the one (1) year time limit.

3. The Planning Board may periodically amend or add rules and regulations relating to the procedures
and administration of this by-law, by majority vote of the Board, after conducting a public hearing to
receive comments on any proposed revisions. Such hearing shall be advertised once in a newspaper of
general local circulation, at least seven (7) days prior to the hearing date.

Appendix A: 

Submission Requirements 

The site plan shall include the following data, details, and supporting plans. The number of pages 
submitted will depend on the proposal's size and complexity. All of the requirements must be met in 
each plan, with notations explaining the reasons for any omissions. 

Site plans shall be prepared by a registered professional engineer, architect, or landscape architect at a 
scale of 1 inch equals 20 feet, on standard 24" x 36" sheets, with continuation on 8 1/2" x 11" sheets as 
necessary for written information. 

Items required for submission include: 

1. Name of the project, boundaries, and locus maps showing site's location in town, date, north arrow
and scale of the plan.

2. Name and address of the owner of record, developer, and seal of the engineer, architect or
landscape architect.

3. Names and addresses of all owners of record of abutting parcels and those within three hundred
(300) feet of the property line.

4. All existing Jot lines, easements, and rights-of-way. Include area in acres or square feet, abutting
land uses, and the location and use of structures within three hundred (300) feet of the site.

5. The location and use of all existing and proposed buildings and structures within the development.
Include all dimensions of height and floor area, and show all exterior entrances, and all anticipated
future additions and alterations.

6. The location of all present and proposed public and private ways, parking areas, driveways,
sidewalks, ramps, curbs, fences, paths, landscaping, walls, and fences. Location, type, and screening
details for all waste disposal containers shall also be shown.

7. The location, height, intensity, and bulb type (e.g., fluorescent, sodium incandescent) of all external
lighting fixtures. The direction of illumination and methods to eliminate glare onto adjoining
properties must also be shown.

131 



8. The location, height, size, materials, and design of all proposed signage.

9. The location of all present and proposed utility systems including:

-- sewage or septic system;
-- water supply system; 
-- telephone, cable and electrical systems; and 
-- storm drainage system including existing and proposed drain lines, culverts, catch basms, 

headwalls, endwalls, hydrants, manholes, and drainage swales. 

The Planning Board may also request soil Jogs, percolation tests and storm run-off calculations for 
large or environmentally-sensitive developments. 

10. Plans to prevent the pollution of surface or groundwater, erosion of soil both during and after
construction, excessive run-off, excessive raising or lowering of the water table, and flooding of other
properties, as applicable.

11. Existing and proposed topography at a two (2) foot contour interval. All elevations shall refer to
the nearest United States Coastal and Geodetic Bench Mark. If any portion of the parcel is within the
100 year flood-plain, the area will be shown, and base flood elevations given. Indicate ar�as �thin the 
proposed site and within fifty (50) feet of the proposed site, where ground removal or filling IS 
required, and give its approximate volume in cubic yards. 

12. A landscape plan showing all existing natural land features, trees, forest cover and water sources,
and all proposed changes to these features including size and type of plant material. Water sources will
include ponds, lakes, brooks, streams, wetlands, floodplains, and drainage retention areas.

13. Zoning district boundaries within five hundred (500) feet of the site's perimeter shall be drawn and
identified on the plan.

14. Traffic flow patterns within the site, entrances and exits, loading and unloading areas, curb cuts on
the site and within one hundred feet of the site.

The Planning Board may require a detailed traffic study for large developments or for those in heavy 
traffic areas to include: 

a. the projected number of motor vehicle trips to enter or leave the site, estimated for daily and
peak hour traffic levels;

b. the projected traffic flow pattern including vehicular movements at all major intersections likely
to be affected by the proposed use of the site;

c. the impact of this traffic upon existing abutting public and private ways in relation to existing
road capacities. Existing and proposed daily and peak hour traffic levels as well as road
capacity levels shall also be given. 

15. For new construction or alterations to any existing building, a table containing the following
information must be included:

a) area of building to be used for a particular use such as retail operation, office, storage, etc.;
b) maximum number of employees;
c) maximum seating capacity, where applicable; and
d) number of parking spaces existing and required for the intended use.

16. Elevation plans at a scale of 1/4" = 1' for all exterior facades of the proposed structure(s) and/or
existing facades, plus addition(s) showing design features and indicating the type and color of materials
to be used.
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Model Desi_gn Guidelines and Performance Standards 
for the Review of Site Plans in Rural Towns 

1. Setbacks

a. Conforming Lots

Where existing buildings express a traditionally modest (pre-zoning) front setback, creating a 
characteristically close relationship with the street ( as in village and town centers and along their 
approach roads), it is highly desirable to continue this pattern in order to retain the area's character. 
Therefore, the maximum setback of new construction should harmonize with the average setbacks of 
existing adjacent buildings. 

Outside of the areas of generally uniform building setback (where existing structures are located at 
various distances from the roadway), front setbacks may vary to a greater degree, and principal 
buildings shall generally be located within 40 feet of the front lot line unless there are substantial 
counter-balancing considerations (such as irregular topography, wetlands, or the preservation of 
natural rural features, including pastures, cropland, meadows, or timber stands). In all instances, 
parking shall be excluded from such areas, between the principal building and the roadway(s). 

Where commercial development is proposed adjacent to a residential use, a side yard setback of 30 feet 
shall be observed for buildings, parking, or storage. This area is to be used as a buff er zone and shall 
be landscaped according to the standards listed below in Section 2 (Parking Areas). 
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b. Non-Conforming Lots

Where the proposed expansion or reconstruction on a non-conforming lot fails to meet the above 
setback requirements, increased screening shall be provided to lessen the effect on adjoining lots. In 
no case shall the expansion of the existing use be allowed to extend closer than 10 feet to any lot line. 
Where the non-conforming lot borders a residential or institutional use, setbacks of between 10 and 20 
feet will require a solid wooden fence, no less than five feet in height, to form an effective visual screen. 
Landscaping in the form of deciduous and evergreen trees and shrubs will be required on both sides of 
the fence. 

For side and rear yard setbacks of between 20 and 30 feet, an increased number of both deciduous and 
evergreen shrubs, growing to a mature height of at least five feet, will be required, in a planting bed of 
at least 10 feel wide. 

2. Parking

Parking lots shall be provided only at the side or to the rear of buildings. 

The visual impact of parking areas upon town character can be easily reduced through landscaped 
buffers, whose width at the roadside edge shall be based upon the length of the parking area exposed to 
the street (but which shall in no case be less than six (6) feet in width). 

Locating buildings near the front edge of parking lots reduces the amount of required landscaping, as it 
minimizes the exposed area of parking. 

Parking lots containing ten or more spaces shall be planted with at least one tree per eight spaces, no 
smaller than 2" caliper (trunk diameter at chest height), each tree being surrounded by no less than 40 
sq. ft. of permeable, unpaved area. 

Parking areas must also be screened along lot lines bordering institutional or residential uses. 
Screening shall consist of a landscaped area at least six ( 6) feet wide, densely planted with a mixture of 
deciduous and evergreen trees and shrubs, and shall create an effective visual barrier. All trees shall be 
a minimum of 2" caliper (trunk diameter) when planted. Native trees and shrubs shall be planted 
wherever possible, in order to capture the "spirit of the locale" through indigenous species (such as 
lilac, viburnum, day lillies, ferns, red-twig dogwood, oak, maple, sycamore, linden, hawthome, birch, 
shadbush, etc.). 

In instances where healthy plant material exists on a site prior to its development, in part or in whole, 
for purposes of off-street parking or other vehicular use areas, the Planning Board may adjust the 
application of the above mentioned standards to allow credit for such plant material if, in its opinion, 
such an adjustment is in keeping with and will preserve the intent of these standards. 

3. Screening

Open storage areas, exposed machinery, and outdoor areas used for the storage and collection of 
rubbish, must be visually screened from roads and surrounding land uses. Suitable types of screening 
include opaque wood fences and dense evergreen hedges of five (5) feet or more in height. Where 
evergreen hedges are proposed, a temporary fence should be built to provide screening until the 
evergreens are of sufficient height. 

In locations where potential health or safety hazards may arise (such as rubbish storage/collection 
areas), a solid wooden fence, six (6) feet in height is required (to deter children and animals from 
entering the premises). 
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Where new fencing would create a continuous surface greater than ten (10) feet in length, it shall be 
softened visually with tree and shrub plantings. 

4. Roadside Trees

Because roadside trees are extremely important to the character of any town, removal of trees over five 
(5) inches in diameter (at breast height) must be absolutely minimized, especially along roadways.
Removal of existing trees can usually be lessened by shifting the site of the building, parking lot, or the
entrance/exit drive. In addition, planting of new or replacement trees every thirty (30) feet along side
roads is encouraged, to reinforce rural character. Such trees should be deciduous hardwoods, such as
maple, oak, linden, sycamore, etc., (not conifers or flowering ornamentals), in order that a stately
atmosphere may ultimately be created.

Roadside tree plantings should meet the following criteria: 

a. cast moderate to dense shade in summer;
b. long-lived, i.e., over 60 years;
c. be tolerant of pollution and direct or reflected heat;
d. require little maintenance, by being mechanically strong and insect- and disease-resistent;
e. be able to survive two (2) years with no irrigation after establishment; and
f. be of native origin, provided that they meet the above criteria.
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Where stone walls exist, care should be taken to disturb these as little as possible, since they also act to 
retain the character of country roads. In some instances (particularly where the town has designated 
the road under the state's Scenic Roads Program), improvements undertaken by the State Department 
of Public Works can include relocation of such walls. 

5. Lighting

Lighting must be controlled in both height and intensity to maintain rural character. Under no 
circumstances may the light level at the lot line exceed 0.2 foot·candles, measured at ground level. To 
achieve this, luminaires shall be shielded to prevent light shining beyond the lot lines onto neighboring 
properties or public ways. 
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Where there is a mix of residential and commercial usest light standards are restricted to a maximum 
of twenty (20) feet in height. In additiont all lighting ( except for security purposes) should be turned 
off between 11 p.m. and 6 a.m. Exceptions will be granted for those businesses which are operating 
during these hours. 

6. Placement of Buildings

Buildings should be sited so that obstruction of views from the public ways will be minimized. This can 
be achieved by taking advantage of topographic changes or existing vegetation. 

7. Facades

It is particularly important that new construction meet minimum design criteria � order that it may 
blend with the surroundings. New construction throughout town should be compatible with 
surrounding properties, in terms of formal characteristics such as heightt massing. roof shapes and 
window proportions. 

{][I) 
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Where new construction is surrounded by existing historic buildings, building height and exterior 
materiaJs shall be harmonious with those or adjacent properties. In the interests of maintaining a sense 
of history; vertical siding shall be discouraged, and synthetic siding should imitate the character and 
dimensions of traditional clapboards. Masonry block buildings should be faced in an appropriate 
material, such as horizontaJ wooden siding or brick of a consistent traditionaJ red color ( not "used" 
brick or any varieties doctored to appear old), and have pitched roofs. 
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8. Signage

a. "Commercial Roadsides"

Since Commercial Roadside districts act as entry ways to older and more densely settled areas of town, 
signage should be compatible with that in the Village Center district. The goaJ of regulation in this 
area is to encourage legible signage for commercial facilities and to identify the goods and services 
available, while deterring excessive visual competition which lowers the quaJity of the townscape. Since 
this district contains primarily auto-oriented facilities, speciaJ care must be taken with signage to avoid 
the clutter and confusion associated with commercial "strip" development; and to avoid becoming a 
center of visual blight. 

Since multi-occupant structures arc common in Commercial Roadside districts, the number of signs 
allowed per structure should be limited as follows: 

1) there shall be no more than three (3) different types of signs on a building; and
2) if the building contains more than three (3) occupants, there may be only one exterior sign per

occupant, plus one sign for the entire complex.

Sign landscape design is very important in this district. Trees and shrubs help to integrate conspicuous, 
free-standing signs into the landscape, softening their larger scale. 

Identification of businesses from moving cars must be balanced with the visual impact of large signs on 
the rural landscape. Restraint in sign design can aid in identification, since small, simpler signs identify 
businesses with less confusion, limit counter-productive sign competition, and protect the quality of the 
landscape. 

b. •scenic Roadsides" (Remainder of the Town)

The most important goal in Scenic Roadside areas is to maintain their primarily rural, residential 
character. Restriction or sign size and numbers reduces visual conflicts, and helps to achieve the above 
objective. 

As businesses in these areas tend to be small and separate, fewer identification signs are needed. The 
guidelines for landscaping of signs are similar to those above, aJthough to be compatible with the rural 
character of the area, free-standing signs must be kept small. 
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9. Water Quality

All outdoor storage facilities for fuel, chemicals, or industrial wastes, and potentially harmful raw 
materiaJs, must be located on impervious pavement, and shall be completely enclosed by an impervious 
dike high enough to contain the total volume of liquid kept in the storage area, plus the accumulated 
rainfaJl of a fifty (50) year storm. This requirement is intended to prevent harmful materials from 
spilling and seeping into the ground, contaminating the ground water. Storage tanks for "home heating 
oil" and diesel fuel, not exceeding two-hundred seventy five (275) gallons in size, may be exempted 
from this requirement provided that there is no seasonal high water table (within four (4) feet of the 
surface), and that rapidly permeable sandy soils are not involved. 

10. Dust, Fumes, Vapors, Gases and Odors

Emission of dust, dirt, fiyash, fumes, vapors or gases which could be injurious to human health, 
animaJs, or vegetation; dctrimentaJ to the enjoyment of adjoining or nearby properties; or which could 
soil or stain persons or property, at any point beyond the lot line of the commercial or industrial 
establishment creating that emission shall be prohibited. In addition, no land use or establishment 
shall be permitted to produce harmful, offensive, or bothersome odors, scents, or aromas, (such as, but 
not limited to, those produced by manufacturing processes, food preparation, food processing, fish 
saJes, rendering, fermentation processes, decaying organic matter, and incinerators) perceptible beyond 
their lot lines, either at ground or habitable elevation. The location and verticaJ height of all exhaust 
fans, vents, chimneys, or any other sources discharging or emitting smoke, fumes, gases, vapors, odors, 
scents or aromas shall be shown on the plan, with a description of the source materials. 

11. Glare

No land use or establishment shall be permitted to produce a strong, dazzling light or reflection of that 
light beyond its lot lines onto neighboring properties, or onto any town way so as to impair the vision of 
the driver of any vehicle upon that town way. All such activities shall aJso comply with applicable 
Federal and State regulations. 

12. Noise

a) Excessive noise at unreasonable hours shall be required to be muffled so as not to be objectionable
due to intermittance, beat frequency, shrillness, or volume.

b) The maximum permissible sound pressure level of any continuous, regular or frequent source of
sound produced by any activity regulated by this bylaw shall be as established by the time period and
type of land use district listed below. Sound pressure levels shall be measured at all major lot lines, at a
height of at least four ( 4) feet above the ground surface.

Sound from any source controlled by this bylaw shall not exceed the following limits at the property 
line of said source. 

Sound Pressure Level Limits Measured in dB(A)'s: 

Industrial Districts 
CommerciaJ Districts 
ResidentiaJ Districts 

7 a.m.-10 p.m. 

70 
65 

55 

10 p.m,-7 a.m. 

65 

55 

45 
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1. Where the emitting and receiving premises are in different zones, the limits governing the
stricter zone shall apply to any regulated noise entering that zone.

2. The levels specified may be exceeded by lOdB(A) for a single period, no longer than 15 minutes
in any one day.

c) Noise shall be measured with a sound level meter meeting the standards of the American National
Standards Institute, ANSI Sl.2-1962 MAmerican Standard Meter for the Physical Measurements of
Sound."

d) These noise regulations are enforceable by law enforcement officers and by the Code Enforcement
Officer (who may measure noise levels and who shall report documented violations to the police).

13. Refuse Disposal

The applicant shall provide for the disposal of all solid and liquid wastes on a timely basis and in an 
environmentally sa£e manner. The Board shall consider the impact of particular industrial or chemical 
wastes or by-products upon the town's disposal method and/ or disposal area (in terms of volume, 
flammability or toxicity) and may require the applicant to dispose of such wastes elsewhere, in 
conformance with all applicable State and Federal regulations. The Board may require the applicant to 
specify the amount and exact nature of all industrial or chemical wastes to be generated by the 
proposed operation. 

14. Access Control

Subdivisions with frontage on state-numbered highways shall be designed into shared access points to 
and from the highway. Normally a maximum of two accesses shall be allowed ( one ingress, one egress, 
for example), regardless of the number of lots or businesses served. 

15. Storm Water Run-off

Surface water run-off shall be minimized and detained on-site if possible or practicable. If it is not 
possible to detain water on-site, downstream improvements to the channel may be required of the 
developer to prevent Oooding caused by his project. The natural state of watercourses, swales, 
floodways, or rights-of-way shall be maintained as nearly as possible. The design period is the 50-year 
storm. 

16. Erosion Control

Erosion of soil and sedimentation of watercourses and waterbodies shall be minimized by employing 
the following "best management" practices: 

a. stripping of vegetation, soil removal, and regrading or other development shall be accomplished in
such a way as to minimize erosion;

b. the duration of exposure of the disturbed area shall be kept to a practical minimum;

c. temporary vegetation and/or mulching shall be used to protect exposed critical areas during
development;
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d. permanent (final) vogetation and mechanical erosion coatrol measures shall be msta.Ued as soon as
practicable after wnstruction ends;

e. until a disturbed area is stabilized, sediment in run-off water shall be trapped by the use of debris
basins, sediment basins. silt traps, or other accepcable methods. as detennined by the Pilannhlg Board;

f. lhe top of a ,cut or bottom of.a fl.II section� not be closer than _te:o (10) r�t to an ad�ning
property unless otherwise specified by the Planm.ng Board. &traction operations (sandpits, etc.) shall 
not be �rnuttcd withio Otlll'l•hundsed (100) (eet or any property line. exa:pt as provided for Pl the 
Zoning Bylaw; aod 

g. during grading operations, methods of d1.1St control shall be employed wherever praotkable.

'Village style dustu housing de1'dopme111, inco,poradng tradi.ional New England "connected famthouse 
archileaure" to provide affordable multi{amily dwellings. Lincoln Meadows projee4 LmcoJn, Mass. 
Architect: WilUam Rawn Associates, Btmo:n. 
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Signage and Its EtTect on a Town 

One of the most readily apparent aspects of town character is signage. Since signs are intended to be 
highly visible and attract attention, they often produce a lasting impression on visitors and provide an 
indication of the commercial health of a business district. Many town residents, business people, and 
town officials are not fully aware of the highly significant role signage plays in the image their town 
presents to residents and visitors alike. 

Sign codes are enacted to help improve the visual appearance of towns, but many municipalities adopt 
inadequate regulations. Others do not make enforcement a high priority. The information presented 
below can be used to encourage better sign design through regulation and proper enforcement. The 
design standards presented in the following sections are intended to off er town residents and officials a 
basic introduction to the elements of signage, as well as to encourage both innovation and creativity in 
sign design. These guidelines should be regarded as Oexib]e. Using the following as a guide, each town 
should develop its own regulations to reOect its unique character and heritage. 

1. The Design and Placement of Signs

Some general design guidelines apply to all signs. They follow under the headings of sign types, 
simplicity, color, message, and size. 

(a) Sign Types

The first step in sign design is selecting the most appropriate type of sign. The three most common 
types of signs are wall signs (those attached directly to a wall); projecting signs (those which are 
attached to the wall of a structure but which project out from it, usually at a 90 degree angle); and free· 
standing signs (those which have their own support anchored directly in the ground). For more 
detailed definitions of these and other signs, please see the "Definitions" section within the Model 
Signage Bylaw. 

The choice of sign type depends upon the surroundings and the attention one desires to attract. For 
example, free standing signs are best used in situations where there is a large setback from the street, 
where the attention of people in fast·moving vehicles is being sought, or where there are several uses in 
one building or complex. Projecting signs and wall signs are best used where the attention of people in 
slow·moving cars or pedestrians is desired. 

(b) Simplicity

Whatever sign type is used, simplicity is the key factor to good design and readability. An effectively 
designed sign utilizing bold, easily·recognized symbols and clear crisp lettering will identify a business 
or activity efficiently and attractively, enhance the area in which it is located, and complement the 
general appearance of the street and town. The most common problems in business districts are an 
overabundance of signs that are often excessively large, all of which contributes to "sign overload." This 
creates a visually chaotic situation in which no one gains the advantage, since the competing signs tend 
to cancel each other out in an unsuccessful bid to catch the buyer's eye. 

(c) Color

Restraint should be exercised when selecting colors. On most signs, no more than three colors should 
be used: one for background (preforably dark), a contrasting color for the lettering, and a third color 
perhaps for emphasis (such as for borders, motifs, or shading lettering to give it a tbree·dimensional 
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look). Exceptions occur when an illustration is incorporated in the sign; in such cases it is important 
that complementary colors be used. In selecting the principle colors for a sign, colors which 
complement the general tone of the building should be chosen (unless they are inappropriate to the 
type of business being identified). 

(d) Message

In deciding how best to convey sign messages, the cardinal rule is to ·keep them simpte• for rapid 
comprehension by the public. Pictures, symbols, and logos can add individuality and character to signs, 
in addition to making them easier to read. 

(e) Siu

As mentioned earlier legibility depends more upon the color and type of lettering than it does on the 
actual size of the si� In fact, a very large sign may be almost unreadable for pedestrians in a 
downtown business district, while a small window sign ( especially one located just above the 
windowsill) will quickly catch one's eye. Therefore, the size of the words, and ultimately the size �f the 
sign, should always be kept in scale with the viewer's location and speed. The sign sho�d also be 10 

scale with the building, never covering architectural details (such as arches, transom Wtndows. 
mouldings, columns, capitals, sills, cornices, etc.). 

Sign materials should be durable and weatherproof. Spending a little extra on quality saves money over 
the long term by reducing replacements costs. For example, if plywood is used, •medium density 
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overlay" (MDO) board has exceptionally smooth and weather-resistant surfaces and offers a 
considerably longer life span (and more professional appearance) than regular exterior grade plywood. 

2. Guidelines for Special Districts

In order to choose which sign types best suit the community's and the advertiser's purposes, the 
physical and cultural context in which the signs are to be displayed must be carefully defined. To 
simplify this process, three distinctly different settings, or districts, are presented here with 
recommendations for the best types and designs of signs in terms of materials, dimensions, color, 
lettering, placement, and illumination. 

2.1 Historic Town or Village Center Dlstrid 

The typical historic town or village center in the Connecticut River Valley is characterized by a mix of 
traditionally styled civic, commercial and residential buildings lining the streets or grouped around a 
town common or green. As town centers vary immensely in their individual character, the types and 
designs of signs installed there should correspond with the particular image a town wishes to present 
(or reinforce). 

General guidelines for town centers can be outlined, however. Signs in these districts relate to 
pedestrians and to people in slow-moving vehicles. They should be designed to be readable by these 
people, thereby encouraging shoppers and passersby to stop and linger. Large, auto-oriented signs are 
a modem addition in these areas and are inconsistent with both the scale of town centers and their 
pedestrian character. 

(a) Materials

When selecting materials for constructing a sign within the town center, it is important to consider how 
the sign will fit into the surrounding townscape. In downtown areas, sign materials should be 
consistent with, or at least complement, the original construction materials and architectural style of 
the building facade on which they are to be displayed. For this reason, natural materials such as wood 
and metal are much more appropriate than plastic. lntemally-lit plastic signs are out of context with 
the period and style of historic buildings and are often the most offensive type of signage in historic 
districts. 

bookshop • cafe 

Courtesy "Lowell Sign Book" 

Signs painted directly onto a building or window surface can often be quite effective. Appropriately 
designed neon window signs (with custom shapes and colors complementary to the building) are 
another option, and can add to the character of an establishment, if sensitively bandied. 
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(b) Size

Appropriate dimensions are relative to the sign type and its location and placement. Smaller, simply 
designed signs are the easiest to read, and therefore the most effective. The signs must also not 
obscure important architectural details or features, as noted above. 

Signs identifying commercial establishments should generally be placed within a long, continuous 
information band immediately above the storefront or should be applied directly onto the display 
window. The information band should generally be between 18" and 26" in its vertical dimension and 
must never be allowed to cover transom windows Gust above the display windows) or the second floor 
windows. Signs on adjacent storefronts should be co-ordinated in height and proportion and, wherever 
possible, should use the same sign format (or they should at least both employ identical backgrounds). 

Courtesy "Lowell Sign Book" 

(c) Lettering

I E. B. PATCH. I 
r�· �UTCH�S '
C Fl�E MILLINEJRY 

M('DUFFY·s 

Lettering styles should complement the style and period of the building on which they appear. 
Traditional block and curvilinear styles which are easy to read are preferred. No more than two 
different type styles should be used on the same sign, to avoid a cluttered appearance. 

(d) Illumination

The type of lighting which is most appropriate to the historic character of town and village centers is 
direct illumination from a shielded light source. Internal illumination is generally out of character for 
the historic character of this district. Exceptions can, however, be made for contemporary "infill" 
buildings, where internally-lit signs with opaque backgrounds and glowing translucent letters may be 
permitted. Also, individual solid metal letters with internal lighting tubes that back-light the wall in a 
"halo" effect may also be allowed. 

Neon window signs may be permitted in cases where they are custom designed to be compatible with 
the building's historic and/or architectural character. Neon signs should meet the same dimensional 
requirements as other signs in the district. 

2.2 Commercial Roadside Districts 

Commercial roadside districts are areas where extensive commercial development has occurred along 
the main routes leading to and from town or village centers. The goal in these areas is to provide 
legible signage for commercial facilities while deterring the clutter and confusion associated with "strip" 
development. Signage in commercial roadside districts should be compatible with that of the adjacent 
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Examples of a free-standing sign (left) and a custom-designed neon window sign. Blue and white neon 
colors complement the building's historic paint scheme. 

town center, a1though, since it is oriented toward automobile rather than pedestrian traffic, some 
differences are acceptab1e. 

(a) Materials

As in the Historic Town and ViUage Center district, sign materia1s should complement building 
materia1s. However, because most of the buildings in this area tend to be of modem construction, the 
limited use of plastic materia1s in signage may sometimes be appropriate. 

(b) Siu

Commercial Roadside districts are oriented to the automobile and are often located a1ong high-speed 
roads. Therefore, the size of signs must usually be increased, especia1ly in the case of free-standing 
signs. Larger free-standing signs, however, must be kept lower to the ground to ba1ance their size. 

(c) Lettering

Again, since most of the buildings are of modem construction, lettering styles may be more varied than 
in town and village centers. However, the readability of signs in this district is improved by a minimum 
of words, and a clean, simple type sty1e. Generally, lettering size need not exceed 8" in height, with 12" 
letters for the overall name of multi-unit plazas. (Lettering one foot ta11 is norma1ly readable at a 
distance of 500 feet.) 
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(d) Illumination

The preferred type of illumination in this district is a shie1ded light or lights directed onto the sign. 
However, internally illuminated signs may be appropriate when they are composed of: 

• individual back-lit letters which are silhouetted against a softly-illuminated wa11;

• individual letters with translucent faces, containing soft lighting elements inside each Jetter; or

• metal-faced box signs with cut-out letters and soft-glow fluorescent tubes (in which the sign
background is opaque).

2.3 Scenic Roadside Districts 

These districts are characterized by rural landscapes, often with highly scenic views. The most 
important goal in this area is to maintain residential character and rural beauty, while a11owing for the 
sensitive integration of compatibly-designed commercial development. With the significant historic 
architecture often found in these areas, special care must be taken in sign design and regulation to 
ensure that signage be as elegantly simp1e and clear as possib1e. 

(a) Materials

The same materials requirements app1y as in the Town and Village Center districts. 

(b) Siu

Residences and the surrounding landscape are much more heavily impacted by signage than are 
commercia1 districts. To be compatible with this landscape, signs must be kept sma11 and relatively 
unobtrusive. Free-standing signs are the most useful in this district, since most existing structures are 
set back at a greater distance from the road. 

Free-standing sign (with changeable message) suitable for commercial roadside. Constructed with 6" x 6" 
posts and beams (pressure-treated), a11d exterior grade plywood mou11ted with indoor-outdoor carpeti11g. 

Lightweight plastic letters are held in place by postage stamp-sized "Velcro" tabs. 
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(c) Lettering and Message

Type styles should be kept simple and clear, with wording on signs kept to a minimum. 

(d) Illumination

The only type or illumination allowed in this district is direct, shielded lighting. 

Chain store sig11 custom-designed to Jramto11izc witlt a 19tlt-ce11tu,y building in a ltistoric district. 
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Comprehensive Model Signage Bylaw 

1. Purpose

2. Definitions

3. General
3.1 Permitted Signs 

3.2 Prohibited Signs
33 Illumination Standards
3.4 Placement Standards
3.5 Safety Standards
3.6 Exceptions
3.7 Non-Conforming Signs •

4. Administration
4.1 Permits
4.2 Fees
4.3 Enforcement
4.4 Removal of Signs
4.5 Penalties
4.6 Measurement of Sign Area
4.7 Measurement of Height
4.8 Variances for Signs

5.4 For Sale/Rent/Lease 
5.5 Free-Standing 
5.6 Illuminated Signs 
5.7 Individual Letters or Symbols 
5.8 Landmark Signs 
5.9 Marquee Signs 
5.10 Moveable Signs 
5.11 Multiple Signs 
5.12 Off-Premise Signs 
5.13 Painted Wall Signs 
5.14 Political Signs 
5.15 Projecting Signs 

5.16 Public Service Signs 
5.17 Wall Signs 
5.18 Window Signs 

6. Districts and Special Regulations
6.1 Types or Districts
6.2 District Requirements

6.2.1 Town or Village Center 
6.2.2 Commercial Roadside 
6.2.3 Scenic Roadside 

7. Maintenance
5. General Standards for Specific Types or Signs

5.1 Address
5.2 Awning
53 Construction

• 3.7 Non-Conforming Signs (alternative version)

Appendix: Sample Sign Application Package 

1. Purpose

1.1 To promote the safety, comfort, and well-being or the users of streets, roads, and highways in the 
Town; 

1.2 To reduce distractions and obstructions from signs which would adversely affect traffic safety, and 
to alleviate hazards caused by signs projecting over or encroaching upon public ways; 

1.3 To discourage excessive visual competition in signage and ensure that signs aid orientation and 
adequately identify uses and activities to the public; and, 

1.4 To preserve or enhance town character by requiring new and replacement signage which is: 

• creative and distinctive;
• compatible with the surroundings;
• appropriate to the type of activity to which it pertains;
• expressive of the identity of individual proprietors or of the community as a whole; and
• appropriately sized in its context, so as to be easily readable.

1.5 This bylaw is adopted pursuant to Article 89 of the Constitution of the Commonwealth of 
Massachusetts, and Chapter 40, Section 1 (1) of the Massachusetts General Laws. 
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2. Definitions

Sign: Any display of lettering, logos, colors, lights, or illuminated neon tubes visible to the public from 
outside of a building or from a travelled way, which either conveys a message to the public, or intends 
to advertise, direct, invite, announce, or draw attention to, directly or indirectly, a use conducted, 
goods, products, services or facilities available, either on the lot or on any other premises, excluding 
window displays and merchandise. 

Billboard: A free-standing sign larger than thirty-five (35) sq. ft. in gross area, or a wall sign covering 
more than ten percent (10%) of the area to which it is affixed. 

Facade: The exterior surface of a building. 

Flashing Sign: A sign whose illumination is not kept constant in intensity at all times when in use, and 
which exhibits changes in light, color, direction, or animation. Illuminated signs which indicate the 
date, time, and temperature will not be considered flashing signs. 

Free-Standing Sign: A self-supporting sign not attached to any building, wall, or fence, but in a fixed 
location. This does not include portable or trailer type signs. 

Home Occupation: An activity customarily carried on by the occupants of a dwelling unit, inside the 
dwelling unit, requiring only hobby type equipment, and not involving: 

1. the sale of articles produced elsewhere than on the premises;
2. the storage of materials or products outside of a principal building; 

3. the making of external structural alterations which are not customarily in residential buildings;
4. the production of offensive noise, vibration, smoke, dust, or other particulate matter; heat;

humidity; glare; odors, aromas, or scents; or other objectionable effects.

Home occupations include but are not limited to: fme art studios, dressmaking, and teaching of not 
more than four pupils simultaneously, or in case of musical instruction, of not more than a single pupil 
at a time. 

Home occupations do not include such uses as: barber shops, beauty parlors, funeral parlors, 
commercial stables or kennels, real estate or insurance offices, auto body or repair shops, and 
recognized professions ( except that real estate, insurance, and professional offices may be allowed as 
Special Permit Uses in the Rural District). 

Illuminated Sign: Any sign lit by electrical bulbs, fluorescent lights, or neon tubes. Neon tubes used as 
abstract, graphic, decorative, or architectural elements shall be considered to constitute an illuminated 
sign. 

Landmark Sign: An older sign of artistic or historic merit, uniqueness, or extraordinary significance to 
the town as identified by the local Historical Commission, or the Board of Selectmen in their absence. 

Lintel: The horizontal support member across the head of a door or window. 

Moveable Sign: A sign capable of being readily moved or relocated; including portable signs mounted 
on a chassis and wheels, or supported by legs. 

OIT-Premises Signs: Any sign which is not on the premises of the business, including a billboard. 

On-Premises Signs: Any sign that advertises, calls attention to or identifies the occupant of the 
premises on which the sign is maintained, or the business transacted thereon, or advertises the property 
itself or any part thereof as for sale or rent. 

Projecting Sign: A sign which is affixed to a building, tree, or other structure and which extends more 
than six ( 6) inches beyond the surface to which it is affixed. 

Roof Sign: A sign which is located above, or projects above, the lowest point of the eaves or the top of 
the parapet wall of any building, or which is painted on or fastened to a roof. 
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Temporary Sign: A sign intended to be used for a period of no more than thirty (30) days. Exceptions 
for pennants and similar devices intended for civic purposes may be granted by special permit. 

Wall Sign: Any sign which is painted on, incorporated into, or aff1Xed parallel to the wall of a building, 
and which extends not more than six ( 6) inches from the surface of that building. 

3. General

3.1 Permitted Signs 

Only signs which refer to a permitted use or an approved conditional use as set forth in Section ( ) of 
the Zoning Bylaw are permitted, provided such signs conform to the provisions of this Section. 

3.2 Prohibited Signs 

(a) Billboards, streamers; pennants, ribbons, spinners or other similar devices shall not be constructed,
posted or erected in any zone. Exceptions include flags and buntings exhibited to commemorate
national patriotic holidays, and temporary banner announcing charitable or civic events.

(b) Flashing signs, roof signs, signs containing moving parts, and signs containing reflective elements
which sparkle or twinkle in the sunlight are not permitted. Signs indicating the current time and/or
temperature are permitted provided they meet all other provisions of this bylaw.

(c) Any sign advertising or identifying a business or organization which is either defunct or no longer
located on the premises is not permitted. Exceptions are granted to Landmark Signs which may be
preserved and maintained even if they no longer pertain to the present use of the premises.

(d) No sign shall be larger than sixty-four (64) sq. ft.

(e) No sign, except for a traffic, regulatory, or informational sign, shall use the words "stop," "caution,"
or "danger," or shall incorporate red, amber, or green lights resembling traffic signals, or shall resemble
"stop" or "yield" signs in shape and color.

3.3 Illumination Standards 

(a) No person may erect a sign which flashes, rotates, or has motorized moving parts.

(b) No person may erect a sign with exposed electrical wires.

( c) Strings of bulbs are not permitted, except as part of a holiday celebration. In addition, strings of
bulbs may be permitted to decorate trees at the discretion of the Planning Board, provided that such
display does not interfere with neighboring land uses.

(d) No sign shall be illuminated between the hours of 11 p.m. and 6 a.m. unless the premises on which
it is located is open for business.

(e) No person may erect a sign that constitutes a hazard to pedestrian or vehicular traffic because of
intensity or direction of illumination.
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3.4 Placement Standards 

(a) No person may erect a sign which is affixed to a fence, utility pole, or structure, or tree, shrub, rock,
or other natural object.

(b) Signs shall not be mounted on roofs or extend above the roof line (unless mounted on a parapet
wall which extends above the roof line, in which case the sign may not extend above the top of said
parapet).

(c) No projecting sign shall extend into a vehicular public way, or be less than ten (10) feet above a
pedestrian way.

(d) No sign together with any supporting framework shall extend to a height above the maximum
building height allowed in a district.

( e) Signs shall not cover architectural details such as, but not limited to arches, sills, mouldings,
cornices, and transom windows.

3.5 Safety Standards 

No person may erect a sign which: 

(a) is structurally unsafe;
(b) constitutes a hazard to public safety and health by reason of inadequate maintenance,

dilapidation or abandonment;

( c) obstructs free entrance or exit from a required door, window, or fire escape;
( d) obstructs light or air or interferes with proper functioning of the building; or
( e) is capable of causing electrical shock.

3.6 Exceptions 

For the purposes of this Section, the term ffsign" shall not include: 

(a) signs erected or posted and maintained for public safety and welfare or pursuant to any
governmental function, law, bylaw, or other regulation;

(b) a bulletin board or similar sign not exceeding twenty (20) sq. ft. in display area, in connection
with any church, museum, library, schoo� or similar public or semi-public structure, provided
that the top of such sign shall not be more than eight (8) feet above ground level, and provided
that it does not possess any of the characteristics listed in Section 2.2 above;

(c) directional signs solely indicating ingress and egress placed at driveway locations, containing no 
advertising material, and where display area does not exceed three (3) sq. ft. or extend higher
than four (4) feet above ground level. Such sign will conform in all respects with the
requirements of this code; and

( d) Signs relating to trespassing and hunting, not exceeding two (2) sq. ft. in area.

3.7 Non•Conforming Signs 

3.7.1 Continuance: A non-conforming sign lawfully existing at the time of adoption or subsequent 
amendment of this bylaw may continue, although such sign does not conform to the provisions of this 
bylaw. 
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3.7.2 Maintenance: Any lawfully existing sign cannot be enlarged, reworded (other than in the case of 
cinema or theatre signs, or signs with automatically changing messages), redesigned or altered in any 
way includiqg repainting in a different color, except to conform to the requirements of this bylaw; and 
provided further that any such sign which has deteriorated to such an extent that the cost of restoration 
would exceed 35% of the replacement cost, shall not be repaired or rebuilt or altered except to 
conform to the requirements of this bylaw. 

3.7 3 Replacement: Any sign replacing a non-conforming sign shall conform with the provisions of this 
Section, and the non-conforming sign shall no longer be displayed. 

4. Administration

4.1 Permits 

4.1.1 No sign shall be erected, displayed, altered, or enlarged until an application bas been filed, and 
until a permit for such action has been issued. Applications shall be on forms prescribed by the Sign 

Officer. At a minimum, all applications shall include a scale drawing specifying dimensions, materials, 
illumination, letter sizes, colors, support systems, and location on land or buildings, with all relevant 
measurements. 

4.1.2 Permits shall be issued only if the Sign Officer determines the sign complies or will comply with 
all applicable provisions of this bylaw and the state Building Code, Article 14. Such application may be 
filed by the owner of the land or building, or any person who has the authority to erect a sign on the 
premises. 

4.13 The Sign Officer shall act within 30 days of receipt of such application together with the required 
fee. The Sign Officer's action or failure to act may be appealed to the Board of Appeals under the 
provision of Chapter 40A. 

4.1.4 A Special Permit application for lighted signs, signs which are larger than those allowed by right, 
or signs in districts shall be referred to the Planning Board, which shall make 
recommendations to the Sign Officer. The board may hold a public hearing if it deems necessary. If 
the board holds a public hearing, the Sign Officer's decision may be delayed until 45 days after the 
application. 

4.2 Fees 

A schedule of fees for such permits may be established and amended from time to time by the Board 
of Selectmen. 

4.3 Enforcement 

The (Building Inspector, Selectmen, Planning Board) is hereby designated as the Sign Officer, and is 
hereby authorized to enforce this bylaw. The Sign Officer is authorized to order the repair or removal 
of any sign and its supporting structure which is judged dangerous, or in disrepair, or which is erected 
or maintained contrary to this bylaw. Whenever a Sign Officer is designated, that person or board 
should notify the State Outdoor Advertising Board. 

4.4 Removal of Signs 

Any sign which has been ordered removed by the Sign Officer, or is abandoned or discontinued, shall 
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be removed by the person, firm, or corporation responsible for the sign within thirty (30) days of 
written notice to remove. 

4.S Penalties 

Violation of any provision of this bylaw or any lawful order of the Sign Officer shall be subject to a fine 
of not more than $100.00 per offense. Each day that such violation continues shall constitute a separate 
offense. 

4.6 Measurement or Sign Area 

(a) Sign measurement shall be based upon the entire area of the sign, with a single continuous
perimeter enclosing the extreme limits of the actual sign surface.

(b) For a sign painted on or applied to a building, the area shall be considered to include all lettering,
wording and accompanying designs or symbols, together with any background of a different color than
the natural color, or finish material of the building. 

( c) For a sign consisting of individual letters or symbols attached to or painted on a surface, building, 
wall, or window, the area shall be considered to be that of the smallest rectangle or other shape which
encompasses all of the letters and symbols.

(d) The area of supporting framework (for example brackets, posts, etc.) shall not be included in the
area if such framework is incidental to the display.

( e) When a sign has two (2) or more faces, the area or all faces shall be included in determining the
area, except where two faces are placed back to back and are at no point more than two (2) feet from
each other. In this case, the sign area shall be talc:en as the area of either face, and if the faces are
unequal, the larger shall determine the area.

4.7 Measurement or Height 

The height of any sign shall be measured from the surface of the road up to the highest point of the 
sign. In situations where a sign is intended to be visible from two roads of different elevations, 
measurement shall be from the surface of the lower roadway. 

4.8 Variances for Signs 

Variances shall not be granted for any sign, as ample provision has been made for premises 
identification within this bylaw, and because true hardship as defined in state law cannot be 
demonstrated in signage situations. 

S. General Standards for Specific 'Iypes of Signs

5.1 Address 

One sign displaying the street number or name of the occupant of the premises, or both. 

(a) Such sign may include identification of an on-premise professional office or customary home
occupation.

154 

(b) Such sign may be attached to the building or may be on a post not more than four ( 4) feet high, and
setback at least three (3) feet from the public right-of-way.

(c) Such sign may not exceed two (2) sq. ft. in area.

5.2 Awning 

A sign painted on or attached to the cover of a movable metallic frame, of the hinged, roll, or folding 
type of awning. 

(a) Such sign must be painted on or attached flat against the surface of the awning, but not extend
beyond the valance or be attached to the underside.

(b) Letters shall not exceed ten (10) inches in height.

( c) A minimum of eight (8) feet above sidewalk level must be allowed for pedestrian clearance.

5.3 Construction 

An on-premise sign identifying the contractor, architect, landscape architect, and/or engineer's name, 
address, and other pertinent information. 

(a) Such signs shall not exceed twelve (12) sq. ft. in area, and shall be set back at least ten (10) feet
from the street lot line, or one-half the building set-back distance, whichever is less.

(b) Such a sign may be maintained on the building or property for the interim of construction, and not
more than thirty (30) days following the completion of said construction.

5.4 For Sale/Rent/Lease 

An on-premise sign advertising the property being sold or rented. 

(a) Such signs shall not exceed six (6) sq. ft.

(b) Such signs shall advertise only the property on which the sign is located.

( c) A maximum of two such signs may be maintained on any property being sold or rented, and they
shall be removed by the owner or agent within thirty (30) days of sale, rent, or lease.

5.S Free-Standing 

A self-supporting sign not attached to any building, wall, or fence, but in a fixed location. This does not 
include portable or trailer type signs. Dimensional standards for free-standing signs in different 
districts are specified in Table 5.5.1 below; which relates requirements to the character of each area 
and the speed at which traffic usually travels within them. 
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TABLE 5.S.1 

Highway Roadside Village and Scenic 
Commercial Commercial Town Center Residential lloadside 

Typical Speed Limit (mph) 45-55 35-45 25-35 25 35-55 

Free-Standing Pole Signs 
Height (max. ft.) 16 12 10 8 10 

Area (max. sq. ft.) 16 12 10 2 4 
Ground Clearance 
(min. ft.) 8 7 7 4 7 

Other Free-Standing Signs 
Height (max. ft.) 4 4 4 4 4 
Area (max. sq. ft.) 24 20 16 4 6 
Ground Clearance 
(min. ft.) 0 0 0 0 0 

(a) Free-standing signs over six (6) feet in height may have no more than two (2) sides; those less than
six (6) feet in height may have three (3) or four (4) sides.

(b) A Jot with frontage of three hundred (300) feet or more may have two (2) f rec-standing signs, not
less than one hundred seventy five (175) feet apart.

5.6 Illuminated Signs 

(a) Signs shall be illuminated only with steady, stationary, shielded light sources directed solely onto the
sign without causing glare.

(b) Internal illumination is generally discouraged, but it may be appropriate in certain circumstances,
such as:

• individual back-lit letters which are silhouetted against softly illuminated wall;
• individual letters with translucent faces, containing soft lighting elements inside each letter; and
• metal-faced box signs with cut-out letters and soft-glow fluorescent tubes.

However, such signs are generally suitable only on contemporary buildings. The display of internally
illuminated plastic signs with dark-colored moveable letters shall be strictly prohibited in all districts. 
Moveable rented signs of this nature, existing on the effective date of this bylaw, shall be permanently 
removed within twelve (12) months of the date of this bylaw. Such signs which are owned by the 
businesses which are being identified or advertised on them shall be amortized in accordance with the 
provisions of Section 3.9 of this bylaw. 

( c) Neon window signs may be permitted in cases where they are custom designed to be compatible
with the building's historic and/or architectural character, and where their color has been selected to
harmonize with the building's exterior colors.

( d) Gas-filled light tubes shall be allowed for indirect illumination and when placed in such a manner
that the tubes arc not exposed to view from any point along the public roadway or sidewalk.

(e) Signs shall not be illuminated directly or indirectly between the hours of 11 p.m. and 7 a.m. unless
the premises are open during such hours.

(f) Illuminated signs shall not be permitted to shine onto residential properties and travelled ways.
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5.7 Individual Letters or Symbols 

These may be attached to an awning, marquee, building surface, wall, or signboard. 

(a) Letters or symbols shall not project more than twelve (12) inches from the building surface.

(b) Such letters and symbols shall not obscure the architectural features of the building to which they
are attached.

(c) Such letters and symbols shall not extend above the lowest part of the roof nor beyond the ends of
the wall to which they are attached.

( d) Letters or symbols shall have an aggregate area not exceeding 1.5 sq. ft. for each foot of building
fa� parall�I to a street lot line, or ten percent (10%) of the wall area to which they are affixed,
whichever IS less. When a lot fronts on more than one street, the aggregate sign area facing each street 
frontage shall be calculated separately. 

(e) See also Section 5.14 "Wall Signs."

5.8 Landmark Signs 

An older sign of artistic or historic merit, uniqueness or extraordinary significance to the town. The 
character of such signs warrants their preservation in original condition, or their restoration. 

5.9 Marquee Signs 

A sign painted on, attached to, or consisting of an interchangable copy reader, on a permanent 
overhanging shelter which projects from the face of a building. 

(a) Such signs may be painted on or attached flat against the surface of, but not extending beyond or
attached to the underside of the overhang.

(b) Letters or symbols shall not exceed twelve (12) inches in height.

(c) A minimum clearance of ten (10) feet above the sidewalk level must be allowed for pedestrian
clearance.

5.10 Moveable Signs 

Moveable signs are not permitted in any district except Town or Village Center districts. In these 
areas, moveable signs made only of wood, and standing on legs not over four ( 4) feet in total height, 
may be allowed by special permit. Town and Village Center districts have a pedestrian orientation and 
therefore the smaller, personal scale of the free-standing, moveable sign may be appropriate. 

5.11 Multiple Signs 

A group or signs clustered together in a single structure or compositional unit. Multiple signs are used 
to advertise several occupants of the same building or building complex. 

(a) The display board shall be of an integrated and uniform design.
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(b) The maximum sign area permitted is sixteen (16) sq. ft. for the sign bearing the name of the
building or office park, and two (2) sq. ft. for the name of each business or office located there.

(c) Complexes with over 300 feet of frontage will be allowed two (2) free-standing signs.

5.12 Off-Premise Signs 

(a) Informational and directional signs containing no advertising are permitted to direct traffic flow,
indicate parking space, identify points of interest, locate businesses, or provide other essential
information to guide vehicular or pedestrian traffic flow.

(b) Off-premise signs shall not be larger than one (1) sq. ft. in size, and shall be uniform on color,
having a dark background with light colors, or a light background with dark colors. Neon or "day-glow"
colors should be avoided.

(c) There shall not be more than two (2) off-premise signs per establishment.

( d) Off-premise directory boards containing small identification signs conforming to the above
requirements may be permitted in special situations where visibility is a significant problem and where
they can be harmoniously integrated with the environment.

5.13 Painted Wall Signs 

A permanent mural or message painted directly onto a building surface. A special permit is required 
for all new signs of this type, and will comply with the dimensional requirements of a wall sign. 
Exceptions are granted to landmark signs which may be preserved and maintained, even if they no 
longer pertain to the present use of the premises. 

5.14 Political Signs 

A sign designed to influence the action of voters for the passage or defeat of a measure, or the election 
of a candidate to a public office at a national, state, or other local election. 

(a) Such signs are permitted if they are stationary, unlighted, and temporary.

(b) Such signs shall be displayed no earlier than twenty (20) days prior to a voting day, and shall be
removed within five (5) days after a voting day.

(c) Such signs may not exceed four (4) sq. ft. in area.

( d) A maximum of two (2) signs per lot is allowed.

5.15 Projecting Signs 

A wall-mounted sign perpendicular to the building surface. 

(a) If flat, each face shall not exceed ten (10) sq. ft.

(b) The total area of a three dimensional sign shall be determined by enclosing the largest cross-section
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of the sign in an easily recognizable geometric shape and computing its area which shall not exceed 
nine (9) sq. ft. 

(c) Such sign shall be hung at right angles to the building and shall not project closer than two (2) feet
to the curb line.

( d) The supporting framework shall be in proportion to the size of such sign.

( e) Signs which overhang a public way (including sidewalks) shall be covered by a public liability
insurance policy which names the Town as the insured party.

(f) The top of the sign may be suspended· in line with one of the followin& whichever is the most
successful application of scale, linear continuity, and visibility as determined by the sign officer:

(i) suspended between the bottom sills of the second story windows and the top of the doors and
windows of the ground floor; or,

(ii) the lowest point of the roof of a one story building.

(g) Projecting signs shall have a minimum clearance of eight (8) feet above grade when located
adjacent to or projecting over a pedestrian way. If projecting over an alley or driveway, the clearance
must be at least thirteen (13) feet.

5.16 Public Service Signs 

A sign located for the purpose of providing directions towards or indication of use not readily visible 
from the street (e.g. restrooms, telephone, etc.) 

(a) Such signs necessary for public safety and convenience shall not exceed two (2) sq. ft.

(b) Such signs shall bear no advertising.

(c) Such signs are not included in computing total sign area allowed.

5.17 Wall Signs 

A sign which is attached parallel to the exterior surface of a building or structure. 

(a) Such sign shall not project more than fifteen (15) inches from the building surface.

(b) Such sign shall not obscure architectural features of the building, not limited to features such as
arches, sills, mouldings, cornices, and transoms.

( c) Such sign shall not extend above the lowest point of the roof, nor beyond the ends of the wall to
which it is attached.

( d) Such signs shall have an aggregate area not exceeding 1.5 sq. ft. for each lineal foot of building face
parallel to a street Jot line, or ten percent (10%) of the wall area to which it is attached, whichever is
less. Where a Jot fronts on more than one street, the aggregate sign area facing each street frontage
shall be calculated separately.

( e) Where two (2) or more wall signs are affixed to one wall, the gross display area shall be the sum
total area of all signs.
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(f) Wall signs shall not extend higher than the eave line or top of the parapet wall of the principal
building.

(g) No part of a wall sign, including the display surface, shall extend more than six (6) inches from the
building surface.

(h) The size or signs attached to buildings may be increased in area ( over allowable size) by 25% for
every 100 feet of building setback. This shall apply to buildings setback more than 100 feet from the
road right-of-way, and the increase may be pro-rated according to the actual setback distance.

S.18 Window Signs

Any sign which is painted or mounted onto a window pane, or which is hung directly inside the window 
with the purpose or effect of identifying any premises from the sidewalk or street. Window signs shall 
not exceed more than thirty percent (30%) of the window area in which they are displayed. 

Non-temporary signs hung inside windows shall be made of clear materials such as plexi-glass with 
lettering painted on them. 

6. Districts and Special Regulations

6.1 Types or Districts 

(a) Town or Village Center: The town center is generally characterized by traditional architecture
lining the street, civic buildings often with a town common or green, and generally containing a mix of
residential and commercial building uses.

(b) Commercial Roadside: Concentrated commercial development along roads leading to and from
the town and village center.

( c) Scenic Roadside: A combination of limited commercial development, scattered residential areas,
and-agricultural land characterized largely by open space, fields, and long scenic views.

( d) General Highway: Open highways not near commercial districts.

6.2 District Requirements 

6.2.1 Town or Village Center: 

Within this district the intent or sign regulation is to ensure visual compatibility with the scale and 
character of the surrounding architecture. The signage must also be readable by pedestrians and 
people in slow-moving vehicles. 

(a) Number: There shall be no more than three (3) types of signs employed per building, regardless of
number of occupancies. ( e.g. free-standing, awning, window; or wall, window and awning).

Each ground floor occupant of a building may display two (2) signs. 

Each occupant in an upper level of a building may display one sign. 

(b) Materials: All signs shall be made of wood or metal. If plywood is to be used, it must have
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exceptionally smooth and weather resistant surfaces, such as those obtained with medium-density 
overlay ("MOO") board. 

( c) Location:

• Signs should be concentrated near the pedestrian level.
• The upper facades of buildings should not be cluttered with signs.
• Signs shall not obscure important architectural details or features such as windows, transom

panels, sills, mouldings, and cornices. 
• Wall signs identifying commercial establishments shall generally be placed within an information

band immediately above the storefront. The information band should be confmed to the 
vertical distance separating windows on the ground and the second floors, or should be no 
more than two (2) feet in height, whichever is lesser. 

• Signs on adjacent storefronts within the same building shall be coordinated in height and
proportion, and should be encouraged to use the same signing format. 

( d) Colors: Colors should be chosen to complement, not clash with the facade color of the building.
Signs should normally not contain more than three colors, except in instances of an illustration. Dark
backgrounds with light-colored lettering shall generally be required, as this is traditional. Examples of
pref erred background colors are burgundy red, forest green, chocolate brown, black, charcoal, and
navy blue. Preferred lettering colors are ivory, white, or gold. "Day-glow" colors are prohibited.

( e) Size: The size of signs should be restricted to ensure that signs do not overpower the facades to
which they are affixed. Not more than one and a half sq. ft. (1.5 sq. ft.) of total signage area will be
permitted per linear foot of storefront.

(f) Prererred Sign Types:

• Free-standing only as a multiple sign or with large building setback
• Wall • Moveable
• Window • Neon
• Projecting • Landmark
• Awning • Marquee

6.2.2 Commercial Roadside 

The goal in this district is to provide legible signage for auto-oriented commercial facilities, while 
moderating visual competition. 

(a) Number: There shall be no more than three (3) types of signs employed per building (e.g. free
standing, wall, window).

There shall be no more than three (3) separate signs on a structure unless the structure is designed for 
and has more than three (3) occupancies, in which case there can be one sign per occupancy plus two 
additional signs. 

(b) Materials: The use of wood and metal signs is strongly encouraged.

( c) Location: Signs should be located where they can be most easily read, thus reducing the size
needed for legibility.

(d) Colors: The number of colors should be limited to three (3). Since these signs must be legible
from a distance, the degree of contrast between the background and letter color is important. Dark
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backgrounds with light-colored lettering is strongly encouraged. "Day-glow" colors are prohibited. 

( e) Size: Due to the traffic speed, and the larger setbacks common in this type of district, slightly
larger signs than in Town and Village Centers are permissable. See dimensional standards for
individual sign types in Section 5.

(f) Preferred Sign Types:

• Wall

• Free-standing

6.2.3 Scenic Roadside 

The most important goal in this area is to maintain the residential character and scenic open space. 
The significant historic architecture often found within these districts, and the surrounding rural 
landscape form the essence of the existing visual quality of the scenic roadside. Special care should be 
taken with this quality in the style, location, design, and use of materials for signs. 

(a) Number: Each business may display not more than two (2) signs. Each structure or complex may
only display one (1) free-standing sign.

(b) Materials: Signs in this district shall be of wood or metal. Interior lit signs are strictly prohibited.

( c) Location: As in Commercial Roadside Districts, signs should be placed in clear view of traffic to
minimize their required size.

( d) Colors: The number of colors used in a sign should be limited to three (3) unless used in an
illustration. To ensure the legibility of the sign, a high degree of contrast between the background and
letters is preferable. "Day-glow" colors are prohibited. The use of dark backgrounds with light-colored
lettering shall generally be required. (See Section 6.2.1.d. above.)

( e) Size: Signs in this district shall generally be smaller than in Commercial Roadside Districts ( see
Table 5.5).

(f) Preferred Sign Types:

• Free-standing
• Wall
• Awning

7. Maintenance

A sign shall be maintained in a secure and safe condition. If the Sign Officer is of the opinion that a 
sign is not secure, safe, or in a good state of repair, written notice of this fact shall be given to the 
person responsible for the maintenance of the sign. If the defect in the sign is not corrected within the 
time permitted by the Sign Officer, the Sign Officer may revoke the sign permit and take possession of 
the permit until the owner pays the cost of removal, thus placing the sign owner in violation of the sign 

bylaw and liable for a f me as specified in Section 4.5. 
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3.7 Non-Conforming Signs and Sign Structures(Alternative Version) 

Non-conforming signs and sign structures may remain except as qualified below: 

(a) Other than sign maintenance, no non-conforming sign shall be reconstructed, remodeled, relocated,
or changed in size or content to show a new trade name, different words, letters or numbers, new
design, diff ereot colors or different logo, unless such action will make the sign coof orming in all
respects.

(b) Nothing in this Section shall be deemed to prevent keeping in good repair a non-conforming sign,
including sign maintenance, repainting, and replacement of broken or deteriorated parts of the sign
itself. Supporting structures for non-conforming signs shall not be replaced, unless such replacement
will make the sign and sign structure conforming in all respects.

(c) A non-conforming sign or sign structure which is destroyed or damaged by any casualty may be
restored within six ( 6) months after such destruction or damage only after the owner has shown that
the damage did not exceed fifty percent ( 50%) of the appraised value of the sign. If such sign or sign 
structure is destroyed or damaged to an extent exceeding fifty percent (50% ), it shall be removed and
shall not be reconstructed or replaced unless such action makes the sign and sign structure conforming
in all respects.

( d) A non-conforming sign or sign structure shall be removed within thirty (30) days if the building
containing the use to which the sign is accessory is demolished or destroyed to an extent exceeding fifty
percent (50%) of the building's appraised value.

( e) Each non-conforming sign and sign structure shall be allowed to be displayed for a period of time
that provides a reasonable opportunity for the owner to benefit from the investment made in the sign.
This period shall be seven (7) years. After this time period has expired, non-conforming signs and sign
structures shall be removed or otherwise brought into compliance with this bylaw. The table below
establishes a fair and equitable time schedule for such compliance:

Date of Installation 

1/1/87 - 12/31/87 
1/1/86 - 12/31/86 
1/1/85- 12/31/85 
1/1/84 - 12/31/84 
1/1/83 - 12/31/83 
prior to 12/31/82 

Date of Required Removal 

12/31/94 
12/31/93 
12/31/92 
12/31/91 
12/31/90 
12/31/89 

Any signs not removed within the time limit herein stated shall be deemed a public nuisance, subject to 
the removal provisions of this Section, and shall be removed by the Town of if the sign owner 
or property owner fails to do so after being so ordered by the Sign Officer. Costs of said removal shall 
be borne by the sign and/or property owner and may be recovered by the Town, if necessary, in an 
action of contract in the District Court, or by placing a lien, in accordance with appropriate state law, 
on the property from which the sign has been removed. 

(f) Removed Signs to be Stored: A sign or sign structure removed by the Town shall be held not less
than thirty (30) days by the Town during which period it may be recovered by the owner upon paying
the Town for cost of removal and storage, and upon payment of any imposed fine. If not recovered
within the thirty (30) day period, the sign or sign structure is hereby declared abandoned and title
thereto shall be vested in the Town for disposal in any manner permitted by Jaw.
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Sample Sign Application Package 

To conduct an effective sign review process, and to ensure the uniformity of decision-making in 
interpreting the Sign Bylaw, it is important the Town require uniform and complete sign application 
packages. The sign application package should consist of three main parts: a photograph or elevation 
drawing illustrating and describing the sign location; a sketch and cross-section of the proposed sign 

(drawn to scale, noting all dimensions, materials, paint color, and mounting methods); and a written 
application. To save time, effort, and money on the part of both the applicant and the sign officer, a 
copy of a sample application, the sign bylaw, and sign design guidelines should be given to all 
applicants. 
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Protective Development Strategies for Riverfronts and Lakefronts 

Introduction and Statement of the Problem 

The land located along the water's edge has long been recognized as having significant ecological and 
aesthetic values. This is particularly true along the upper reaches of the Connecticut River in 
Massachusetts, which retains much of its natural appearance in most areas, due to the very limited 
amount of 20th century development within the viewshed of river users. Following several decades of 
massive public expenditure to reduce pollution of this major regional waterway, the Connecticut River 
is becoming ripe for new residential subdivision proposals. Without adequate controls, riverfront land 
is highly vulnerable to development in which new homes crowd the banks and in which all natural 
vegetation is removed to create broad open views across a succession of suburban back yards, straight 
down to the water. 

However, this scenario is not inevitable. The river need not become the backdrop to linear 
subdivisions staring at each other from opposite banks. The following sections outline a hopeful 
strategy, based upon solid and practical experience elsewhere, to guide development with a more 
sensitive hand. The result can be more creatively designed development patterns which gently fringe 
this significant natural resource, rather than infringing heavily upon it. 

Framing a Positive Strategy for Conservation and Development 

Although several states (including Maine and Wisconsin) have, since the early 1970's, required all 
municipalities to adopt and enforce fairly stringent minimum standards for locating new development 
in this "shoreland" zone, in the Commonwealth such protection depends upon the local initiative of 
individual towns and cities, under Home Rule provisions and the Zoning Enabling Act. The 
para?raphs below introduce the concept of "shoreland zoning" to Massachusetts communities, and
provide sample bylaw language which would protect this fragile and unique natural resource from 
insensitive development, while respecting the property rights of private landowners. 

Stated in its simplest terms, "shoreland zoning" is typically implemented through "overlay districts" 
which set more protective requirements on new development, in terms of the array of permitted uses, 
Jot sizes, building setbacks, and environmental performance standards. In this sense the concept is 
similar to that employed in aquifer overlay zoning. The overlay districts follow a linear pattern, 
covering the land within a certain distance of the resource which is to be protected (Jakefront, 
riverfront, oceanfront, or marshland edge). The width of this regulatory zone can vary, but is usually 
between 250 ft. and 500 Ct., measured from the normal high water mark. 

Within the shoreland overlay districts, the principal control mechanisms are construction setbacks from 
the high water mark, restrictions on the removal of natural vegetation within a minimum buff er zone 
adjacent to the water, and performance standards governing land use activities within the protected 
zone. 

Setbacks, Frontage, and Buffers 

Within the Commonwealth there arc presently two existing "models" to choose from, in terms of 
shoreland setback regulations. The Connecticut Valley Action Program has recommended that new 
construction along rural stretches of the river be located at least 300 ft. from the high water mark. 
Where the land between an existing road and the river would not allow such a setback, the distance 
could be adjusted down to half the distance between the road and the river. The Town of Sunderland 
has enacted such a provision in its zoning bylaw. At the eastern end of the state, six communities along 
the North River require that the combined shoreland setback and shoreland frontage be al least 300 ft., 
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with minimums of 100 ft. for each component. This is a variation on the regulations of the Saco River 
Corridor Commission in Maine, where the same minimums apply, but where the combined 
setback/frontage is 500 ft. All of these are valid and legally defensible approaches, and towns could 
select from among them or blend the requirements into a new package (such as a combined 
frontage/setback of 400 ft., with a minimum 150 ft. for each component). 

Restrictions on clearing of natural vegetation along the water's edge are of at least as great importance 
as the setback and frontage provisions. Multiple scientific studies have repeatedly confirmed the need 
to retain a naturally vegetated buffer strip adjacent to the water line, to filter out pollutants from 
storm-water run-off. Such pollutants include sediment, nutrients from lawn fertilizers, and agricultural 
pesticides. An absolute minimum of 50 ft. (preferably 75 ft. or more) is needed to protect lakes, rivers, 
and marshes from these substances, according to published research results. Within that area, clear
cutting should be prohibited; judicious thinning can be allowed through conditions attached to special 
permit approval. Along the North River, the standard employed in the 100 ft. buffer strip is that "the 
selected and dispersed cutting of vegetation for wildlife management, or to create a view of the 
river ... shall cause negligible adverse environmental impact, particularly with respect to the stability of 
the riverbank and the aesthetic character of the river shoreline." The standards further specify that "no 
more that 35% of the number of trees, 6 inches DBH ( diameter 4 1/2 ft. above the ground) or larger 
shall be cut in any 10 year period." In "second-growth" woodlands where there are relatively few trees 
of this diameter, the standards could be revised to "25% of the number of trees, 4 inches DBH," etc. 

Where there is no pre-existing natural vegetation, towns could require that the developer "provide 
vegetation which will screen the subdivision from the watcrt as stipulated in Vermont's "Act 250" 
legislation. The width of this re-vegetated buff er strip should be at least 50 ft., and the standards 
should specify that the plant material consist of indigenous trees and shrubs (such as sugar maple, 
white oak, birch, white pine, hemlock, winterberry, elderberry, viburnum, wild rose, eastern red cedar, 
etc.). 

Shoreland Sub-Districts 

Because land alongside rivers, lakes, and other water bodies, encompasses a wide variety of current 
man-made and natural conditions, it makes sense for shorcland overlay zones to include different sub
districts that recognize the existing character of the land and previous development patterns. In Maine, 
for example, the state's Mandatory Shoreland Zoning Act contains criteria and standards for three sub
districts: 

1) Limited Residential-Recreational District: This is typically the most extensive type of district, and
usually applies to areas of town which are not intensively developed and which do not possess severely
limiting environmental characteristics (as detailed in "3" below). Most land uses normally permitted in
residential districts would be allowed here. This would generally prohibit even small-scale commercial
and industrial uses. If a town's present zoning allows such uses as, for example, in a "Rural General
Purpose Zone," it should, in the shoreland district, at least prohibit all uses that present a higher
potential for environmental pollution ( e.g., filling stations, car washes, bulk fuel storage, junkyards,
truck terminals, and any facilities using or handling hazardous or toxic materials).

2) General Development Qistrict: This district would include all "shoreland" i.e., land within 250 to
500 ft. of the high water mark, that is already intensively developed for business, industry, commercial
recreation, mineral extraction, or small-lot residential subdivisions. Such districts are designated
primarily to exclude them from the typical shoreland requirements regarding building setback,
vegetative thinning, and allowable land use, as such provisions would not be as applicable, necessary or
sensible in existing built-up areas.

3) Resource Protection District: This district embraces all wetlands (both tidal and freshwater), the
federally-delineated 100-year floodplain, and areas having unstable soils (subject to slumping, mass
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movement, or severe erosion, when over two acres in extent). These areas are limited to agriculture 
and timber harvesting, with special permits issuable for "small non-residential facilities for education, 
scientific or nature interpretation purposes," and for "public and private parks and recreation areas 
involving mimimal structural development" (but specifically excluding campgrounds). 

In order to protect special places in which a development ban could pose legal obstacles (such as areas 
of significant wildlife habitat, or natural sites of significant scenic or aesthetic value, including those 
identified by federal, state or municipal government), a fourth type of district could easily be created. 
In this "Resource Consenation District" the concept of "compulsory clustering" of new development 
could be introduced. Development would not be prohibited, but it could be required to be located as 
far as possible from the resource to be protected ( such as a deer wintering area, a unique geologic 
formation, waterfowl nesting sites, a particularly scenic view, etc.). This approach works best where the 
overall development density is fairly low, such as two acres per dwelling unit, in the aggregate. It 
should be noted that this approach would not necessarily require attached-wall (multi-unit) housing. If 
a town's desire is to maintain a single-family character, this district could be limited to "clustering" of 
detached single-family homes on individual, down-sized lots. The residual land, left over from such 
down-sizing, provides the vehicle for protecting the natural resource for which this district is created. 

Performance Standards 

Clear, detailed standards specifying how certain aspects of new development should be carried out are 
highly recommended. When reviewing applications for new development in the shoreland zone, the 
special permit granting authority will be able to refer to these standards, which help to ensure fair and 
consistent decisions. Compliance with these standards also reduces uncertainty for applicants, who can 
expect approval if their submissions meet the stated requirements. Such standards typically address a 
broad range of environmental and aesthetic concerns, and may include many of the "good neighbor" 
performance standards listed in the section of this design manual dealing with Site Plan Review 
procedures. 

In addition to standards on setbacks, frontage, vegetative thinning ( or re-vegetation) discussed above, 
the bylaw should contain explicit language relating to other possible negative impacts of shoreland 
activities, as detailed below. 

1) Docks and Piers: Access to the water from lots in any proposed subdivision shall be via one
common dock, whose length shall not be greater than_ ft., and whose width shall not be greater than

ft. 

2) Campgrounds: The setback standards for recreational vehicle sites shall be the same as for
structures, but the setback for tentsites may be halved. Vegetative thinning (or re-planting) standards
shall be as for structures in all cases.

3) Agriculture: Soil shall not be tilled within 50 ft. of the high water mark, and tillage of more than
20,000 sq. ft. within the shoreland zone shall be conducted in conformance with the provisions of a
Conservation Plan meeting the standards of the local Soil and Water Conservation District.

4) Timber Harvesting: No substantial accumulation of slash shall be left within 50 ft. of the normal
high water mark. Beyond that distance, within the shoreland zone, slash shall be disposed of so that it
lies on the ground and no part extends more than four feet above the ground. The vegetative thinning
standards specified for view-clearing in residential development shall also apply to timber-harvesting
within 100 ft. of the normal high water mark. Beyond that point, harvesting shall be conducted on a
"sustained yield" basis, with no more than 40% of the volume of trees removed with any 10-year period.

5) Septic Systems: Sub-surface disposal systems for septic wastes shall be located no less than 150 ft.
from the normal high water mark.
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Farmland and Open Space Protection 

The Problem 

One of the most vexing problems facing small towns today is the rate at which farmland is being 
developed for residential use. Such conversions devastate rural character, and further compromise an 
already beleaguered industry. The meadows in which children once played or cows once grazed are 
being carved into house-lots throughout the length of the Valley. Long-term residents see their towns 
changing at an alarming pace and feel helpless to break the pattern of conventional suburban sprawl 
( often inadvertently encouraged by "protectiveff bylaws containing development standards inappropriate 
to rural areas). 

One of the most common reactions to new development is to increase the minimum residential lot size, 
in the mistaken belief that, as new homes are spread farther apart, the town's open rural character will 
be retained. Although this is a laudable goal, this method often produces the opposite result, with 
remaining open land being subdivided at an even faster rate. To worsen the situation, such 
developments nearly always consume the entire parcel being sold, leaving no residual open space for 
farming, natural enjoyment, or rural beauty. 

The traditional character of Massachusetts towns has evolved gradually over several centuries, during 
which time farmsteads and village centers grew slowly and organically, without the straitjacket of 
standardized land-use regulations. Rural towns often contain several villages where development is 
moderately dense, with the remainder of the land dotted by farms. If the goal is to maintain town 
character, then a method must be found to preserve agricultural land and open space surrounding 
natural groupings of residential development. 

Two approaches to farmland preservation in Massachusetts which have enjoyed some success over the 
past decade are: 1) the state's Agricultural Preservation Restriction (APR) program (through which 
development rights to agricultural land are bought and held by the Commonwealth, with future land 
use limited to agriculture); and 2) various land trusts, which function in a broadly similar manner, 
utilizing private funds and land donations. However, both of these programs are seriously limited by 
shortage of cash and escalating land prices all across the state. For example, the Commonwealth's 
investment of $45 million over the last ten years has protected 18,500 acres of farmland, which accounts 
for only 3% of this non-renewable resource. Most of the remaining 97% lies unprotected and zoned 
for conventional development. 

Fonnla11d parcels adjace11t to moderately sized lots i11 Hadley's historic town center illustrate the land-use 
patlem ac/rievable by implementing tire developme111-a11d-co11servation standards contained in this section 

of the Design Manual. 
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. I 

What is urgently needed is a practical, low-cost approach to land conservation which simultaneously 
preserves farmland and significant open space, while also allowing landowners full equity value for 
residential subdivision of their land. This is precisely what the following "Farmland/Open Space 
Conservation and Development Bylaw" has been designed to achieve. Because it allows for the same 
number of lots under conventional subdivision, sellers receive full value for their land. It also requires 
the setting aside of half the acreage for agricultural or open space uses, in perpetuity, thus meeting the 
second goal as well. In addition, road and utility construction is generally reduced significantly, thereby 
saving on development costs and public expenditures for snowplowing and periodic repaving . 

Districts for Implementation 

Two types of districts may be defined by towns for the implementation of this type of bylaw. The first 
are areas in which farming is predominant. These may be identified by overlay maps locating the soils 
which are most suitable for agriculture, land which is currently being farmed, and land already under 
the Agriculture Preservation Restriction program. The opinions of farmers regarding which areas are 
most important to safeguard should be solicited and considered carefully. 

A second possible type of district is an open space protection district. This type of area, if not 
intensively farmed, would have other scenic or natural resources worth protecting. Criteria for defining 
this type of zone include: large tracts of undeveloped land; aquifer recharge areas; sites identified 
under the Massachusetts Natural Heritage program (administered by the Massachusetts Department 
of Fisheries and Wildlife); areas of scenic beauty within the town (perhaps as identified in the 
Massachusetts Landscape Inventory, prepared by the Massachusetts Department of Environmental 
Management in 1982); and areas of historical or cultural interest. These criteria, either singly or as a 
group, are important considerations in land preservation. 

These districts should be mapped, with a written explanation of why the boundaries were drawn and 
why neighboring lands were either included or excluded. This would strengthen the case for 
implementing the bylaw, and would make it easier to defend, if the zoning boundaries are legally 
challenged. 

Farmland/Open Space Conservation and Development Bylaw 

1. Purpose

The purpose of this bylaw is to maintain the rural, natural, and scenic qualities of the Town of , 
Massachusetts by preserving farmland and significant open ]ands while allowing landowners a -
reasonable return on their holdings. Toward this end, the creation of three (3) or more lots for 
residential use, whether or not constituting a subdivision, from a property or on a set of contiguous 
properties in common ownership located within either a Farmland Protection District or an Open 
Space Protection District, shall be allowed only by Special Permit from the Planning Board, in 
accordance with the criteria set forth below. 

2. Establishment of Overlay Districts

The Farmland Protection Districts and Open Space Protection Districts arc herein established as 
overlay districts, described on a map on file with the Town Clerk. 

3. Use Regulations

Within a Farmland Protection District and Open Space Protection District, the land-use and 

169 


	University of Massachusetts Amherst
	From the SelectedWorks of Elizabeth Brabec
	January, 1988

	Dealing with Change in the Connecticut River Valley: A Design Manual for Conservation and Development
	Scanned from a Xerox Multifunction Printer (78)

