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Abstract

In Charlton, Massachusetts, the current open-space subdivision option doesn't
work well for the benefit of people or wildlife, but rather allows the developer to cut costs
without giving a more beneficial design in return. Open space "islands" are being created
that have no connectivity with one another, making them little more than buffers of
undisturbed land within and among developments. While these buffers are somewhat
useful from an aesthetic perspective, better regulations and design guidelines would be
helpful in creating more useable "corridors" for wildlife and trails for people, which in
return will help to preserve wildlife biodiversity and provide meaningful recreational
opportunities for residents. Fragmentation of contiguous wildlife habitat is a major cause
of local declines in wildlife species. Continuing along with the status quo would perpetuate
inefficient stewardship of natural resources, continue the building of subdivisions where
people are separated from nature, and force local wildlife into either finding new habitat or
into facing decline and eventual extinction through genetic degeneration.

This study utilizes a multi-layered methodology to understand the issues: case-
studies of existing open-space developments in the town of Charlton; the latest research
from the preservation of biological diversity; an adapted Ian McHarg environmental
overlay analysis method; and the Conservation-Subdivision design method recently put
forward by Randall Arendt. These methods are then used in concert to look at a current
Charlton subdivision project, Schofield Heights, to field-test the learnings from the
project. Feedback is then utilized from the new designs to compare Charlton's existing
open-space development regulations with the theoretical knowledge having been gained,
whereby final recommendations for Charlton's regulations are made. The study concludes
that if support from the local Planning and Conservation offices is provided to ease the
extra design work inherent in these projects, that the benefits derived from this type of

open-space subdivision planning exceed the costs for all involved.
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Ch. 1

Introduction

For many of us, Mtk comes from Stop & Shop, Fiowers come from the
corner vendor, T op-soil can be bought at the hardware store, and Trees can be
purchased at K-Mart; even Water, it seems, comes from a bottle at the store. Though
humans deal with two realms: abstract and physical, it is fair to say that many of us have
unlearned how to deal directly with the natural world around us; we have forgotten our
ties to the land.

Regrettably, we have also unlearned our need for the land to sustain us, and our
need to develop upon the land lightly. Taking down a few acres of woods seems harmless
enough; after all trees can be replaced (from K-Mart!), but only recently have we begun to
understand the critical nature of vegetative habitat, and the interdependence of species

diversity to that habitat. The recent name for this relationship is biodiversity.

Land development in the United States and elsewhere has had major impacts on
the natural environment. Development can cause major physical changes upon the
landscape, including substantial reduction in plant and tree vegetation, and in wildlife
habitat (Marsh 1991, Beatley 1994, Orians 1995). This development has often led to the
inadvertent creation of habitat and vegetation "fragments", which reduces biodiversity, one
of the key aspects of environmental sustainability (Wilson 1989, Farber 1991, Holt et al.
1995, Orians 1995).

While it seems clear to us to be more concerned about the on-going destruction of
74,000 acres of tropical rain forest each and every day (Chiras 1992), it is harder to see

that with our current development practices here in New England, that today's forest and
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wetland habitats are becoming more fragmented. Ironically, more of New England is
covered with forest today than was the case 100 years ago (Cronon 1983, Easterbrook
1995), but with the increase in human population and constant suburban sprawl, there is
less room today for careless land development than in the past, we are again eroding the

stamina of our own landscape.

Significance of The Problem

Charlton's cluster/open-space subdivision option doesn't work well for the benefit
of either people or wildlife, but rather allows the developer to cut costs without giving a
more beneficial design in return. Open space "islands" are being created that have no
connectivity with one another, making them little more than buffers of undisturbed land
between developments. While these buffers are somewhat useful from an aesthetic
perspective, better regulations and design guidelines would be helpful in creating more
useable "corridors" for wildlife and trails for people, which in return will help to preserve
wildlife biodiversity and provide meaningful recreational opportunities for residents.
Fragmentation of contiguous wildlife habitat is now a major cause of declining wildlife
species. Continuing along with the status quo would perpetuate inefficient stewardship of
natural resources, and continue the building of subdivisions where people are separated

from nature.

Objectives for This Study

In this critical study of open-space subdivision development in Charlton,
Massachusetts, we will briefly review the reality of the town's existing open-space
subdivisions regulations. And in the remaining chapters of the project, we will explore a
renewed stewardship of the natural environment, utilize new understandings of biological
diversity, learn regulatory requirements established in the state for conservation purposes,

discuss the provision of contiguous wildlife habitat corridors, and uncover techniques to
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help physically reconnect people to the landscape around them. This new knowledge will
be modeled in a proposed change to the Charlton Zoning bylaw for open-space
subdivisions, and then utilized in a subdivision design that incorporates the proposed

changes.

Study Overview and Methodology

The study is organized into four parts: Problem Identification (Chapters 1 and 2);
Review of the Literature (Chapter 3), Application of Learning (Chapters 4 and 5), and
Synthesis (Chapters 6 and 7). In this introductory chapter, we have briefly explored the
broad problem of being disconnected from our surroundings; the remainder of chapter one
will be an introduction to the town of Charlton, Massachusetts in its geographic context.
Chapter 2 introduces the reader to two of Charlton's cluster/open-space style subdivisions,
which began under the premise of better preservation of open-space values, but may not
be accomplishing these goals very well nor connecting people with the open space made
available in these projects.

The Need For Natural Resource Stewardship is the third chapter; this literature
review argues that we can no longer think of the natural environment as something "out
there", but rather as something we need to be connected in order to live sustainably in the
world; and something we need to proactively plan for.

Part three begins with chapter four, where the study looks at various techniques,
strategies, and regulations that can be used together to re-connect people to the land and
each other as we create open-space subdivisions. Chapter five takes all the previous
arguments and learnings and applies them to an actual, forthcoming subdivision project in
Charlton, Schofield Heights, where a large, 100 acre parcel of land will be designed with
wildlife habitat conservation and connection to our environment in mind.

Synthesis, the last part of the study, begins with chapter six, which solicits

feedback from developers and town officials as to the results of the endeavor. This
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"ground-testing" focuses the project fully onto the realities of development. Finally,
chapter seven summarizes learnings and makes recommendations for changing Charlton's
current regulations.

Methodology

First, brief case studies will be used to review two existing cluster/open-space
development subdivisions in Charlton, broadly comparing them against some of the
ecological principles that will be focused on throughout the remainder of the study.

Second, an existing parcel of land in Charlton, already identified by the owner as
intended for subdivision, will be selected to utilize ecological principles discussed in the
literature review, along with an adaptation of McHarg's overlay mapping method (1991),
and conservation subdivision layout techniques from Randall Arendt (1996). This work
will culminate into two open-space design alternatives for this forthcoming Charlton
subdivision project, hopefully providing some useable ideas for the forthcoming project.

Finally, from the learnings of this study will come a review of the existing zoning
regulations in Charlton regarding cluster/open-space subdivisions, with recommendations

for needed changes.

The Context: Charlton, Massachusetts

Located 15 miles southwest of the city of Worcester (see Figure 1-1), the town of
Charlton has one of the largest land areas in Worcester County - 44 square miles.
Between 1970 and 1990, population doubled from 5,000 to 10,000 people, and the State
predicts that Charlton's population will continue to grow by about 25 percent between
1990 and the new millennium.

State and federal policies, as well as intra-state migration are bringing major
changes to the community. Mandated sewer plant and piping upgrades, Mass. Title-V
septic system regulations, a new $27 Million dollar middle school, future funding

requirements for Mass. Education Reform, a $200 Million dollar electric power plant
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wanting to locate here (due to impending deregulation of the electric industry), and new
wireless telecommunications towers being erected (due to the Federal 1996
Telecommunications Act), are besieging this sleepy rural town. These impacts are
beginning to divide Charlton into a number of different camps, those that don't want any
changes (that will ruin their rural community), those that want economic development, and
those that want to find a balance that fits with the reality of the times.

Until recently, town government has been run by a small, mostly volunteer
caretaker regime (Ramsey 1996), consisting of a 3-member board of Selectmen (now
Selectwomen as well), and elected or appointed committees and commissions. In 1990,
the town began to use part-time professional planning staff, and in 1996 hired its first full-
time town planner. A professional town engineer will be hired in 1997, and discussions

for hiring a town administrator are debated in Town Meetings.

Source: MassGIS
Figure 1-1 Location of Charliton, MA
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Taking a look at the town zoning map in Figure 1-2 (Charlton has only had a
zoning bylaw in place since 1987), one can see that about 80 percent of the community is
zoned 'A' (Agricultural). Also of interest is how the /G (Industrial General), /P (Industrial
Park), and CB (Community Business) zoning districts are set up along the two major road
corridors in town: Route 20, which runs east-west, and Route 169, which runs southwest
from Route 20 (slightly west of the center of town). Route 20 is a concern from a zoning
perspective, with its 400 foot deep CB district running through most of the town,; it has
the making of one big strip mall! Lack of town sewer and water, and lower-than-desirable
traffic counts by the major retail chains are the primary reasons it hasn't yet been
developed. There are no national retail chains in Charlton today.

Highlighting the largest zoning district in Charlton, the Agricultural zoning district
is a rural residential density zone requiring a minimum of 60,000 square feet for a single
parcel, with a minimum road frontage width of 175 feet. The intent and purpose of the

Agricultural district, according the Zoning Bylaw is:

To provide for agricultural and lowest density residential sites while at the same time
encouraging open space, preserving or enhancing views, protecting the character of the
historic rural and agricultural environs, preserving or enhancing visual landscapes,
recognizing site and area limitations for on-site waste water disposal systems in terms of
drainage, soil suitability, proximity to surface and aquifer and other sub-surface water

resources, and slope. ( Sec. 3.1.5.1)

(See Zoning Map on Next Page)
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Geography

Physiographically, Massachusetts is part of the Appalachian Highlands region,
formed by metamorphic and intrusive igneous rocks (Espenshade and Morrison 1978). It
should come as no surprise then that Charlton's terrain is hilly, with numerous wetlands,
streams, small ponds and lakes. Two small rivers, Cady Brook and Little River, flow
north-to-south through the community. For the most part, the soils offer poor drainage
characteristics throughout the town, as evidenced by a good deal of rock ledge several
feet below the surface.

At the watershed level, Charlton is part of the Quinebaug and the French River
basins, both of which are tributaries to the Thames River in Connecticut This drainage
area covers 251 square miles in Massachusetts, and 1474 square miles total (Bickford and
Dymon 1990). Two small streams, Cady Brook and McKinstry Brook, act as tributaries
to the Quinebaug River; another stream in Charlton, called Little River, is a tributary to
the French River (see Figure 1-3, and Appendix 'B' for additional information).

Reviewing the latest aquifer information, Charlton has a one medium-yield gravel
and sand aquifer, located in southeast Charlton, in the Buffumville Lake area; it is not
presently being used for public water supply needs (see Figure 1-4). No public
infrastructure currently exists for water in the town,; all properties are on well water .

....end of text....
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Ch. 2

Open-Space Subdivision Development in Charlton:
Promise and Reality

In the State of Massachusetts, municipalities are authorized through the state
zoning act known as Chapter 40A to allow the option of cluster development subdivisions
through special permit. Charlton has adopted this provision, calling their version of it the
"Flexible Development"; a developer who opts to use this provision of the town's zoning
bylaw goes through both a special permit process and a subdivision review process. These
are typically done concurrently to save time and duplication of efforts.

Looking at the promise of Charlton's Zoning regulations, it states in the Purpose

and Applicability portions of its Flexible Development bylaw that:

The purpose of the flexible development option is to provide for the most efficient use of
services and infrastructure, to maintain the Town's traditional New England rural
character and land use patterns, and to encourage the permanent preservation of open
space... agricultural land, forests and woodland, historic or archeological sites ... [By:]
preserving land use patterns in which small villages contrast with open spaces, farmland
and forests; preserving scenic vistas; providing for the most efficient use of municipal
and other services, preserving unique and significant natural, historical and
archeological resources; and encouraging a less sprawling form of development, but not
to the extent that such development will visually and environmentally overwhelm the
land. (Town of Charlton Zoning Bylaw, Sec.5.7.1, Sec. 5.7.2)

The Reality

Comparison of the important design provisions of the Flexible Development
Option with that of Charlton's "conventional” subdivision regulations (Figure 2-1) reveals
that while significant efficiencies are gained in terms of road widths and lot frontages,

mechanisms and guidelines for purposefully designing flexible development subdivisions

11
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Promise and Reality

to better preserve forests, woodlands, scenic wistas, historical, and archeological
resources are not adequately spelled out.

Performance standards are used instead, providing the developer (and more likely
the developer's engineer) with an end result, but no detail to accomplish it. While the use
of performance standards has been an important component of the planning "tool box" for
many years (Kendig 1980, Arendt 1994), in Charlton's case it leaves the most important
considerations for what constitutes appropriate open space, as well as where that open
space is located, to the subdivision developer. The performance standards for Flexible
Development can be seen in Figure 2-2 below (see Appendix 'A' for the complete

Flexible Development Bylaw):

5.7.3 Standards

5.7.3.]1 Building lots within flexible developments shall conform to the following standards:

Min. Lot Max.
Zoning, Area Setback Building
A 45.000 100° 30" 15 30 30%
R-40 30,000 100 300 15 1% 30%
R-SE 30,0001 100 300 15 18 30%

1 Building lots may contain 20,000 square feet if connected to a sewer system.

3.2.3.2 The lots within the flexible development used for residential structures shall be grouped, where each lot shall
be contiguous. Every group shall be separated from every other group within any flexible development by a distance
determined by the Planning Board.

5733 A strip of permanently restricted open space, the width of which shall be at the discretion of the Planning
Board, shall be provided between every group and the exterior property lines of the flexible development parcel.

3734 A mmnimum of 25% of the land area in the flexible development shall be permanently restricted open space
and shall be suitable for recreational, agricultural or cultural uses. The Planning Board may require that at least fifty
(50) percent of the permanently restricted open space shall be free from wetlands as defined in the Wetlands Protection
Ad. However, such open space may contain more than 50% wetlands if the additional open space consists of bodies
of water.

5.7.3.5 The number of building lots proposed may exceed the number that would normally be allowed by a
conventional subdivision plan in full conformance with zoning, subdivision regulations, health codes. wetlands bylaws
and other applicable requirements by 10% if the Planning Board finds that the character of the surrounding area
would not be adversely affected thereby and that all other requirements of this section are met.

3.7.3.6 No lot shown on an approved flexible development plan shall be further subdivided and the plan shall be so
noted. Relocation of lot lines, street layout and open space layout may be allowed after approval, provided that no
increase in the number of building lots results thereby and provided further that approval of the Planning Board is
given. If the Board determines that a proposed revision constitutes a substantial change, a public hearing shall be held
at the expense of the applicant.

3.7.3.7 Streets constructed within the flexible development shall conform to the applicable requirements of the Rules
and Regulations Governing the Subdivision of Land.

Source: Charlton Zoning Bylaw
Figure 2-2. Flexible Development Performance Standards

13




Promise and Reality

The Result

A review of Charlton Planning Board records shows that the Flexible Development
option has been used for the design of four subdivisions to-date. Two of these have
already been constructed, a third was recently approved; a fourth proposal was
preliminarily approved by the Board but final plans were never brought forward.

The two subdivisions that have been constructed, Solar Heights and Henry
Richards Circle, have been selected to briefly look at the results of following the Flexible
Development bylaw. The locations of these subdivisions in Charlton are shown on Figure
2-3. The reason this option was chosen by the developers for these projects, and
therefore the option's primary benefit to them is that significant dollars could be saved on
road construction costs.

A look first at the objectives and performance standards of the flexible
development option, and next at these two subdivisions that were completed shows that
objectives are certainly met regarding efficient use of infrastructure and municipal services.
Looking however at Figure 2-5 (Solar Heights) and Figure 2-7 (Henry Richards Circle),
the designs barely meet the "less sprawling” form of development called for, and certainly
do not meet the "preservation of land use patterns in which small villages contrast with
open spaces, farmland and forests"; nor do they preserve "unique and significant natural
...Tesources”". Specifically, the results of the designs show that contiguous areas of
wildlife habitat are compromised, people are cut-off from the open space made available
for them, and people are cut off from one another. These 3 issues will now be reviewed.

Contiguous Wildlife Habitat is Compromised

In both subdivisions important consideration of adjacent streams and/or wetland
areas to preserve wildlife habitat was not undertaken. Putting open space next to these

areas would have left a wider wildlife corridor as the land was developed.

14



Promise and Reality

Fragmentation of open space/wildlife habitat is also a concern. In the case of Solar
Heights, open space is fragmented into two sections, with only a 25 foot strip of land
connecting them.

People: Cut Off from Open-Space

In both subdivisions, access to the open space as well as identification of it are
items not readily made available all the residents. The pathways or sidewalks that exist in
both developments either do not go near the potential open space access (Henry Richards
Circle), or they are not available to all residents (both). Potential access points are not
identified, and nature trails do not exist in either project that would entice residents to
directly experience their surroundings through the open space that is preserved.

People: Cut Off from One Another

Building orientation, front setbacks from the street, treed sidewalks or walkable
streets, and pathways through open space are important elements that can bring people
closer together in community (Listoken and Walker 1989, Rowe 1991, Jarvis 1993,
Arendt 1994).

In both of these projects, the houses are not at all oriented toward one another in
any kind of cluster, as hinted at in section 5.7.3.2 of the bylaw. "Cookie-cutter" lots
facing the streets, however, are standard fare for the lots in Solar Heights; and although
the lots in Henry Richards Circle face wooded open space in the middle of the cul-de-sac,
they are set back about 200 feet from the street. Houses in Solar Heights are set back 50
feet from the street, but in either development anyone walking by who wanted to casually
say hello to their neighbor in passing would be forced to raise their voice significantly or
be resigned to just waving.

In Charlton's subdivision regulations, sidewalks are required on only one side of
the street, presenting acute problems around cul-de-sacs, and general problems around the
remainder of the development, as evidenced with the two projects chosen for this study.

The 600 foot sidewalk in Henry Richards Circle is a good example, it primarily (perhaps

15
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exclusively) benefits one out of the eleven homes in the subdivision! These sidewalk
arrangements discourage residents from walking around their neighborhood. In Solar
Heights, for example, a pathway could have been created between the two cul-de-sacs, but

wasn't, another opportunity missed.

Drawings for Solar Heights and Henry Richards Circle

The remainder of this chapter contains a locus map of where the projects are
located, and 2 drawings for each development. one showing the project in its nearby
environs, and a second drawing showing the issues highlighted in the previous pages, such

as subdivision lot configuration and locations homes and open space.

Schedule of Drawings:
Figure 2-3 Locus Map

Figure 2-4 Solar Heights and its Environs
Figure 2-5 Solar Heights - Design

Figure 2-6  Henry Richards Circle and its Environs
Figure 2-7 Henry Richards Circle - Design

16
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Ch.3

Reconnecting People with Nature:
The Need For Natural Resource Stewardship

The argument to be made for revising the approach to open-space subdivisions in
Charlton is that we can no longer think of the natural environment as something "out
there", apart from us. We are ultimately dependent upon clean water, fertile soll,
wetlands, forests, and clean air for human survival, and as more of us populate the globe
(and Charlton as well), it becomes critical to understand how these resources work, how
they are being impacted, and ways to preserve them sustainably for current and future
generations.

This chapter starts off globally, then turns to thinking regionally about what needs
to be done. Chapter four discusses what can be done locally in subdivisions to both
support the regional ecology and create a closer connection to the environment, utilizing
these broads concepts and some Massachusetts regulatory tools currently available to
assist this effort.

However tenuous, there appears to be an environmental ethic shaping land-use
processes and decisions. In the comner of the world that is Charlton, where growth is
beginning now to take hold, it is argued by this project that thinking sustainably and being
good stewards of the land are important components of this new land ethic. There is some
good news these days in southern New England: woodlands have returned to nearly three-
fifths of the region, black bears are prevalent, and coyotes now live in many communities
(McKibbon 1995). The critical thing now is to take advantage of this rebirth; and as
developmental growth occurs in the community, we should deliberately plan for the future

of the environment instead of assuming it will take care of itself.
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The Need For Natural Resource Stewardship

We must also be realistic, however, about the forces that make the above notions
difficult to accomplish; it seems our economic system is on a collision course with the
physical limitations of natural environmental systems, and our dependency on financial
capital and income (for our livelihoods as well as for paying off loans), makes it unlikely
that major change will occur without a crisis of significant proportions. That being said,
such major changes will not be in the offing with this project, but rather a more moderate
approach to change will be looked at.

Purposefully altering our natural surroundings is something we have done on this
continent for the past 300 years. In southern New England, native Americans would
selectively set large fires to clear woodlands for farming, creating the mosaic quality of
some ecosystems;, and when the colonists arrived from Europe, they began an assault on
the land by cutting down the oldest trees for masts on sailing ships (Cronon 1983).
Initially, there were reports of an overwhelming abundance of wildlife and vegetation, but
with the continual clearing of forest, and hunting, by the end of the 18th century, wolf,
deer, elk, bear and lynx had virtually disappeared; by the middle of the 19th century 3/4 of

Southern New England is estimated to have been deforested (Cronon 1983).

Livine Sustainabl

While once it seemed appropriate for humankind to "subdue" the earth, it is
increasingly paramount to re-align our human actions back within the earth's ability to
absorb these actions (Krueckeberg 1991, Chiras 1992, Daly and Cobb 1994). There is a
hierarchical relationship that the human species has between planet Earth and itself
physics (of the physical planet) comes first, and ultimately. There is a physical limit to
the biomass' ability to sustain the planet's species; and as we harm the biomass and the
atmosphere as well, the ability to sustain the life of multiple species, including our own, is
jeopardized (The biomass is the thin blanket of vegetation that covers the earth) (McHarg
1991).
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The notion of maintaining Earth's biomass capacity can be thought of as carrying
capacity. the ability to support populations of species indefinitely (short of an
astronomical calamity such as the expected death of our own sun). Sustainability, then, is
the ability to live within the Earth's carrying capacity. (Chiras 1992, Meadows et al. 1992,
Piel 1992, Postel 1994). This is expanded upon:

It is unlikely that there will ever be any global agreement on anything but sustainability
of a level of welfare sufficient to satisfy very basic needs of survival. Hopefully. this
would include sustainability of basic life-support ecosystems, biodiversity sufficient for
robust ecosystems and future information needs, and sustainability of renewable resource
systems at levels of regeneration sufficient to provide for substitution options to future
generations (Farber 1991).

Currently, many citizens of the industrialized nations are expressing deep concern
over issues dealing with the global environment. Since the advent of the atomic bomb,
there has been a growing realization that humankind has not only "found" a way to alter
the shape and patterns of the natural world, but has actually begun to do so on a scale
heretofore unseen. Since the advent of Earth Day in 1970, there have been a number of
International Summits to discuss the growing concerns, and to formulate agreements as to
ways to deal with man's recent (and mostly negative) impact on the ecosystems of the
world.

The concept, definition, and ensuing discussions of sustainability began in the
1970's. Broadly, sustainability means the ability to endure, and provides a perspective of
both viewpoint and measurement as to where our planet is in terms of its natural
resources, as well as the effects human activities are having worldwide. If environmental
sustainability is the achievement of balance between the rates of resource use, resource
depletion, waste disposal and resource renewal, in order to endure as a human species,
then sustainable development is the human behavioral response required to achieve that

sustainability. This response has been discussed as a developing environmental ethic,
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The Need For Natural Resource Stewardship

which includes norms, values, and principles that guide the appropriate relationship and
actions between the human species and nature.

Sustainability requires the understanding of the physical world around us; it
requires acceptance that many of our natural resources are finite, and knowledge that
many of our renewable resources are being consumed at rates faster than replenishment.
Environmental sustainability is the understanding that survival for our own species on the
planet requires an understanding of the rates of resource use, resource depletion, waste
disposal, and resource renewal. There needs to be acknowledgment that the rates at
which we use the physical (natural) resources of the planet is unassailably higher than the
rate at which they are being absorbed as wastes and/or replenished, and that many of our

human activities are out of balance with natural processes.

Steady-State Ecology

In seeing the broad, holistic process of human life, we take raw materials, using the
planet as an input source, turn them into goods using (other) materials and energy, and
then outputr wastes and pollution back to the earth, using the planet as a "sink" (Meadows
et al. 1992). Throughput is the rate at which the ability of sources can supply the needed
materials and the sinks can adequately absorb the pollution and waste. Steady-state
ecology is based on the need for a balance between input and output. A steady-state
ecology is capable of growing only if throughput can remain balanced (Merchant 1992).
This has ramifications for economic development as well as suburban sprawl, for "growth"
of the human footprint has not been tied to natural forces since the beginning of the
industrial revolution, and has far outrun the ability of natural processes to adapt. Pollution

is one symptom of this.

Carrying Capacity
The term carrying capacity is a concept that relates to the size of population that

can be permanently supported by the resource base. If we look at the need for the most
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primary survival resources of drinking water and food, it is thought that at most the planet
could support 25 billion people (which would occur in only 80 years at current growth
rates), but this population (including existing population) would have to live on a much
lower caloric and protein intake than the industrialized world currently consumes, in order
for everyone to be fed. Therefore current rates of food consumption, especially in
industrialized countries, is not sustainable.

Fresh water provides another potent example of this lack of balance. In inhabited
areas of the planet, of the net amount of water available for human use after runoff
(projected for the year 2000 as 9,000 cubic kilometers) - only about 5,500 cubic
kilometers is useable. Some 3,500 cubic kilometers are nmot useable due to pollution,
which leaves the inhabited world with an excess of only about 2,000 cubic kilometers. If
population grows as projected by the World Resources Institute, however, world
populations in the 21st Century will need to capture additional water with new dam
projects, desalinization plants, and additional transportation networks to make up for

additional demands (Meadows et al. 1992).

" - 1"

By the late 1980's, prominent think tanks such as The Global Tomorrow Coalition
began to realize that the cutting down of large amounts of tropical rain forests would have
a substantial affect on the world's genetic resources, as well as adding to the accumulation
of greenhouse gases in the Earth's atmosphere. When Qur Common Future was produced
by the World Commission on Environment and Development (UNCED 1987), the value
of genetic resources was presented initially, and prominently, in terms of their economic
benefit, producing billions of dollars annually for agricultural, medicine, and industrial
sectors. Within a few years of Qur Common Future, the need for preserving genetic
diversity (now known as biological diversity, or simply: biodiversity) had broadened

beyond economic values. Species, it is now acknowledged, are needed for our physical as
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well as economic survival, and should also be seen as deserving preservation for their own

intrinsic values (Kellert and Wilson 1993, Grumbine 1994, Noss and Cooperrider 1994).

Biodiversity

In 1992, the United Nations convened the Earth Summit in Rio de Janiero, and
biological diversity was discussed as one of the twenty-one key issues supporting
sustainable development today and in the 21st Century. Chapter Fifteen of Agenda 21,
the document that identifies and discusses these issues, deals with the conservation of
biological diversity. The introduction of Chapter Fifteen starts off by stating that "the
current decline in biodiversity is largely the result of human activity and represents a
serious threat to human development". It goes on to say that "urgent and decisive action
is needed to conserve and maintain genes, species, and ecosystems with a view to the
sustainable management and use of biological resources" (UNCED 1992).

The end result of the Earth Summit regarding biodiversity was the signing by over
150 governments of the Convention On Biological Diversity. In the ratified document, the
preamble states powerfully that a "fundamental requirement for the conservation of
biological diversity is the in-situ conservation of ecosystems and natural habitats and the
maintenance and recovery of viable populations of species in their natural surroundings"
(UNCED 1992). The Rio Earth Summit, where over one-hundred and fifty governments
from around the world spoke with one voice, gave birth to the legitimacy of biodiversity
and its global importance.

Though it is not known what the minimal amount of species required for survival
of the human race would be, it is known that the health of the Earth's ecosystems as well

as human, animal, and plant species, is dependent on its biological diversity:
Species diversity - the world's available gene pool - is one of our planet's most important
and irreplaceable resources.... Without diversity, there can be no selection (either natural
or artificial) for organisms adapted to a particular habitat that then undergoes
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change....No artificially selected genetic strain has...ever out-competed wild variants of
the same species in the natural environment (Wilson 1989).

When organisms cannot adapt to changes occurring in their environment, they
become extinct (Wilson 1989). Homo sapiens depend on other organisms (food, and
medicines derived from plants) to survive. And since we are still part of the food-chain,
harming or killing off of enough lower organisms will inevitably lead back to an effect on
ourselves. In a recent article printed in the Boston Globe, coral reefs thousands of years
old in the Florida Keys appear to be rapidly dying (the only such reefs in the continental
United States), possibly from pollution from dumping of human sewage and farm
chemicals (May 1997). Not to worry, you say?....They're pretty to look at, but not all that
important... Think again. According to the article, "though reefs cover less than one
percent of the earth's surface, they are home to a quarter of all marine fish species". "For
humans", the article concludes, "the destruction of reefs could hasten the collapse of
fisheries by wiping out spawning and feeding grounds" (May 1997). Fish as a food
provides almost 25 percent of all humanity's animal protein (Goldsmith, et al 1990).

Once organisms and their genes become extinct, they can never be brought back
(Wilson 1989). As technologically capable and "efficient" as the human race has become,
it 1s still totally impotent in creating an original gene. It has never occurred. All genetic
improvements (alterations) have been made with existing genes (Wilson 1989, Gore 1992,
Meadows et al. 1992, Piel 1992, Cherfas 1994).

A reduction of species, then, reduces the total gene pool. Though 50 percent of
all the world's species is believed to (have) existed in the tropical rainforests (Wilson 1989,
Meadows et al. 1992) the genes of plants and animals there are different from those in the
temperate region of the world, such as the United States and Canada. In this country, the
agribusiness method of planting monoculture crops has actually weakened crop genetic

resistance to disease (Gore 1992). In fact, new strains of resistant crops (and seed) are
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only found in certain areas of the world, where they are allowed to grow wild and create
their own genetic varieties through natural selection. Some of these locations are being
destroyed, however to make way for hydroelectric dams, roads, and logging (Wilson
1989, Gore 1992).

Aren't all the zoos, national parks, worldwide natural preserves, and genetic plant
banks which exist enough to preserve the minimum necessary biodiversity
(biological/genetic diversity)? The answer at this time, is very likely 'no’, because another
factor to consider regarding species is that ultimately, the genetic health of individual
species is dependent on a minimum population of not only that same species but a diverse
mixture of interdependent species (Wilson 1989). That minimum population of species
needs a minimum of land area for its habitat (Wilson 1989, Noss and Cooperrider 1994),
and that habitat is being altered for human purposes. Though there is much discussion
today about how many species are actually "needed", it is accepted that it takes a certain
number of species for a habitat to become stabilized, and that genetic destabilization can
occur below this threshold (Wilson 1989, Goldsmith et al. 1990, Marsh 1991, Croonquist
1993, Beatley 1994, Tillman et al. 1994). This threshold "extirpation" occurs at about 50
individuals, below which point species experience genetic mutations and eventual
extinction (Wilson 1989). Extirpation, the gradual dying off of a species, occurs for
larger ground-based animals as we destroy and fragment contiguous habitat, the living
terrain where biodiversity occurs (Noss and Cooperrider 1994)..

Habitat

The criticality of preserving habitat to preserve biodiversity is a primary "thesis"
for this project. Habitat consists of the natural surroundings where both flora and fauna
can find the food, water, and shelter that they need, in an environment (climate and safety
from other predators) that they can be or are adapted to (Morrison et al. 1992). The

health of a species is directly related to the health of that species' habitat, high quality
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habitat leads to long-term survival and reproduction of the species that live there
(Morrison et al. 1992).

Reduction of habitat is known to reduce the total number of species able to survive
in that habitat. The quantity of species will be reduced by half, if 90 percent of the habitat
is taken away (Wilson 1989). Habitat "islands", created when habitat is destroyed, alters
biological processes and can lead to species extinction. Extinction due to this
fragmentation is thought to have at least four causes: (1) exclusion of the species from the
new "island"; (2) new habitat "islands" that are too small or no longer heterogeneous; (3)
smaller, more isolated populations at greater risk from catastrophes or genetic
deterioration or social dysfunction, and (4) disruption of important ecological
relationships, such as the loss of a key (keystone) species (Morrison et al. 1992).
Fragmentation, therefore, greatly affects species population, genetic richness, and the
overall biological diversity of the ecosystem (Morrison et al. 1992).

Wildlife Preserves and Corridors

If we are to live sustainably, we must share land with wildlife, meaning being
intentional about setting aside areas where wildlife can exist in natural habitats and be able
to migrate to other areas. According to biologist Reed Noss, what is needed throughout
the world's continents are networks of protected reserve areas the size of our National
Parks, surrounded by two levels of buffered use zones, all connected by wildlife corridors
(Noss and Cooperrider 1994). To allow enough territory for wolves, cougar, bears and
other keystone species, up to 50 to 60 percent of the land mass would need to be set aside
for wildlife (Noss and Cooperrider 1994, Trombulak 1996). Agreeing to an arrangement
of this scale will take a major shift in our environmental awareness, and an environmental
ethic much stronger than currently exists. Small-scaled wildlife corridors of 50 meters
(164 ft.) to 200 meters (656 ft.) in width or more can be very beneficial for wildlife other

than large vertebrates, however (Desbonnet et al. 1994).

30



The Need For Natural Resource Stewardship

Protection of Wildness

How does the study of biodiversity speak to a sense of stewardship for the
environment? Through recent theories such as the biophilia hypothesis and deep ecology,
the need for, and the biological connection with the environment by human beings is being
discussed and debated. Many argue that our experience with the land needs to be
renewed if we are to understand why we need to preserve our ecosystems (Kellert and
Wilson 1993, Berry 1995, Brower 1995). Deep ecology asserts that we need to connect
ourselves back to the biological processes we have gotten away from in civilization, and in
doing so reorient our thinking and our actions to a biological/sustainable timetable.

According to Grumbine the word "wilderness" separates people from nature, and
is somewhere "out there" needing to be tamed or conquered by people (1994). Wildness,
in contrast is "the process and essence of nature....the source of resources and of human
existence....a place that we are adapted 'to', or live in harmony 'with" (Grumbine 1994).
Protecting wildness is done for the purpose of establishing a stronger connection to the

ecology:

The ultimate purpose of protecting wildness is not to preserve nature or improve upon it,
but rather to learn a sense of limits from it and to model culture after it. The strategy of
protecting large wildlands with ecosystem management could slow the rate of the
biodiversity crisis while also providing a model that could support the nature/culture
system both ways - sustaining wildness at the core of protecting protected lands as well
as at the center of human communities. The promise of this strategy is that as people
begin to gain direct experience with ecosystems by working to protect biodiversity,
wildness may explicitly become part of culture (Grumbine 1994)

Biodiversitv Planning in 2 Regional C

At a local scale, self-contained biological energy systems are called ecosystems,
and an ecosystem's health and stamina are based primarily on: the diversity of its species of

plants and animals; on the occurrence of keystone species, and on changes/threats to
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species habitats (Noss and Cooperrider 1994, Haueber 1996). Ecosytems provide a
number of vital functions for our planet, including maintaining the quality of the
atmosphere; control and amelioration of climate; regulation of freshwater supplies;
generation and maintenance of soils; disposal of wastes and cycling of nutrients; pest and
disease control; pollination; and direct supply of foods (Ehrlich and Ehrlich 1981).

When thinking about biodiversity and biological processes in terms of physical
scale, we need to think regionally (Merchant 1992, Noss 1992). According to Noss
(1992), there are four major levels of biological organization: genetic level; species level,
community/ecosystem level; and landscape/regional level. Of these, the landscape/regional
scale helps plan for the broad perspective of ecology, avoiding the narrow parochial
thinking (of the species and genetic levels, for example) that can undermine appropriate
consideration of the larger systems upon which the species and genetic levels depend. Not
surprisingly, however, there is no regional plan available today for preserving biodiversity
via wildlife corridors in Worcester County, Massachusetts; there are only maps of known
rare and endangered wildlife habitats.

Thinking regionally about ecology is more in tune with the environment because
the natural landscape doesn't exclusively follow political boundaries. Landscape features
caused by the physiography of the land, such as mountains, hills, forests, rivers, streams,
for example, occur throughout multiple jurisdictions; and various wildlife traverse back
and forth across self-determined territories without concemn for artificial boundaries. The
northern Appalachian plain, formed by glaciation hundred of thousand of years ago, helps
shape the particular microclimates in the New England region. Weather does not pay
attention to political boundaries!

Until recently, we have considered ecological systems from a mostly static, "climax
succession view"; now, we understand better that the environment works in a more
dynamic type of equilibrium, and this has led to approaching the issues from a more

systemic perspective (Haeuber 1996).
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Where treatment of common resources such as air and water from upwind,
upstream communities can impact downwind and downstream communities unfairly,
thinking regionally helps confront the "tragedy of the commons" issue (Hardin 1968), by
having communities act more responsibly toward their neighbors. This raises ethical

issues, which will need to be worked out.

Thinking Bioregionally

Locally, many people have long since forgotten, or indeed may have never known
where their water supply comes from, or what birds migrate through their areas at
different times of the year, or what historical geologic processes caused the local
topography (Merchant 1992). To become more familiar with these processes people need

to look at their land in bioregional sections:
‘Bioregions are geographic areas having common characteristics of
soil, watersheds, climate, and native plants and animals'....(but)
beyond the geographical terrain is a terrain of consciousness - ideas
that have developed over time about how to live in a given place.
(Merchant 1992)

Being sensitive to the environment means getting to know it on a deeper level in
order to know where we live. A bioregional "quiz" was written back in 1981 to help in

such an effort; including such challenges and questions as:

Trace the water you drink from precipitation to tap.

What soil series are you standing on?

What were the primary subsistence techniques of the culture that lived in vour
area before you?

From where you're reading this, point North.

Name 5 migratory and 5 resident birds in your area.

When do the deer rut in your region, and where are the young born?

(Charles et al. 1981)

Watersheds
One of the more prominent building blocks for bioregions has become the

watershed (Haeuber 1996), important because one of the human cultural characteristics
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necessary for a bioregion is that it be "small enough for local residents to consider it
home" (World Resources Institute 1992, emphasis in original). Qutside of New York
City, for example, the Westchester Land Trust has started a stewardship project to protect
the Mianus Watershed from non-point source pollution. Called the Mianus Watershed
Bioregional Planning Project, the goal is to educate individuals about the various
components of their drainage basin, in the hopes that by understanding their own water
supply, sewage flows, and the combined master plans of the various communities,
sustainable use of resources may result (Wilson 1995). We need in Charlton to think
about where our bioregion is, based on some geographical limit of our human community

and our ecological systems, so that we can plan a sustainable future.

Efficacy of Our Economic System

An important acknowledgment to be made by this study is just how strong the
capitalistic market forces are in shaping our major (and indeed every-day) economic
decisions. Decisions to construct residential subdivisions are rarely, if ever set in motion
by altruistic motives, but even if they do begin that way they are soon subjected to the
requirements of capital finance providers. When push comes to shove, cash flows must be
projected to remain positive over the life of a project to assure adequate financial return
to financiers, and funded projects must provide assurance of adequate profit to developers
for the risks they will incur. In these circumstances of development, where time is money
and profits, and where future monetary capital is often the lifeblood of people's
livelihoods, it is more difficult to be thoughtful regarding regional environmental impacts
of a project.

Capitalism is unsustainable from the perspective of ecological requirements
because capitalism requires "growth" as its motive force, and not stasis (O'Connor 1994).

As a whole, the earth's natural resources are being consumed at rates exceeding their
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replenishment (Scientific American 1989, Goldsmith, et al. 1990) which, by definition is a

process that is not sustainable over the long term.

Using Economics to Explain Environmental Issues

Today, even as the long-term efficacy of the capitalism is questioned regarding the
environment, scholars and thinktanks are using people's understanding of economics to
explain the benefits and costs of protecting the environment. As one example, our
macroeconomic accounting of Gross Domestic Product (GDP), and our individual
corporate accounting systems do not take into consideration the costs of pollution,
depletion, and degradation of natural resources back into the environment. If we are to
bring ecology and economics together, it is thought that our economic system must
reflect the ecological system under which it operates; to align ourselves with the natural
world in which we are a part we would need an "environmental accounting system". Such

a system would work as follows:

A frequent and practical suggestion for rectifying the deficiencies with the conventional
economic accounts is to develop separate or "satellite” accounts that describe the flows
of resources, materials (including pollutants), and energy that underlie any economic
activity. These accounts display input-output balances that are necessary consequences
of physical conservation laws. The accounts show an initial stock (or "opening
balance") of a resource, its dimunition through use and degradation, its augmentation
during discovery or, in the case of renewable resources, through natural growth, and,
finally, the total stock at the end of the accounting period (or "closing balance"). Thus.
in principle, such accounts show the depletion of natural resources but also their
transformation into goods and materials, some of which may find their way back into
the environment in the form of pollutants. The material or energy accounts can be
linked to the conventional economic accounts through the use of ratios (or input-output
coefficients) that express units of energy or material use per unit of production or sales.
(Peskin 1990)

As another approach, the Contingent-Valuation-Method (CVM) is used to survey

people on the value they would be willing to pay for an "environmental good" such as a
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new park or for being able to hunt in Maine (Brookshire and Mckee 1994). And at the
Worldwatch Institute, an environmental think-tank in Washington DC, the services
provided free by the environment, such as prevention of soil erosion, cleansing and
recharge of the drinking water supply, the filtering of pollutants, the cleansing of our air,
and the retention of carbon dioxide were recently given a value in economic terms to show
how costly it would be to replicate the same functions with man-made systems. The value
of nature's services reaches into the trillions of dollars (Abramovitz 1997, Costanza et al.

1997).

Synthesis
The broad problem we are faced today regarding the environment is that as a
species, humans have now reached the critical mass necessary to not only physically alter
the earth, but to cause change to the global climate as well. It is a climate that has no
equal anywhere in our solar system; a climate that existing lifeforms are one-hundred

percent dependent on for survival.

Sustainability

We are not living sustainably. The stocks of clean, raw resources are being taken
out from the earth and used faster than they are being replenished, and returned faster than
they can be absorbed harmlessly back into the sinks of the planet: the soil, the water, and
the air. The genetic stock from wildlife species is also being depleted rapidly by human
intervention, and species extinction is happening faster now than at any time in history,

save with the dying of the dinosaurs (Wilson 1992).

Stewardship
We have to start by caring for the future of the land for future generations. If they
are to have what we have had (or perhaps better), we have to care for the land. Timothy

Beatley recently echoed this thought about stewardship in his book Ethical Land Use:
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"The notion of land as a commodity, that is held temporarily and in trust for future
generations, is an extremely appealing ethical concept. It helps establish the sometimes
foreign idea that the use and ownership rights of future generations may create legitimate
moral constraints on the use and ownership rights of the current generation". (1994,
empbhasis in original). Beatley also mentions the thoughts of Edith Brown Weiss regarding
her three "principles of intergenerational equity": "(1) each generation must protect the
diversity of the natural and cultural resource base (the ‘conservation of options' principle);
(2) each generation must pass along the planet in no worse condition and each generation
is entitled to an equal level of environmental quality (the 'conservation of equality'
principle); and (3) each generation must ensure all members equitable access to the

planetary legacy (the 'conservation of access' principle)" (1994).

Biodiversity

If maintaining biodiversity is valid because it properly supports sustainability, then
we must learn what is needed to support biodiversity and work to preserve those things.
The preservation and conservation of wildlife diversity (the diversity of both flora and
fauna) requires saving the natural land area, soil, geology, vegetation, and wetlands that
wildlife depend on for their survival (Benyus 1989). Incorporating into subdivision
design contiguous, open-space areas that function as habitat areas and corridors for

wildlife is the primary goal of this project.
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Ch. 4

Concepts To Consider:
Designing '""Connection' into

Open-Space Subdivisions

Charlton's "Flexible Development" subdivision option is not as well thought out as
it might be for either people or wildlife; instead it allows the developer to cut costs
without giving a more beneficial design in return. Open space "islands" are being created
that have limited connectivity with one another, making them little more than buffers of
undisturbed land between developments. While these buffers are somewhat useful from an
aesthetic perspective, better regulations and design guidelines would be helpful in creating
more useable "corridors" for wildlife and trails for people, which in return will help to
preserve wildlife biodiversity and provide meaningful recreational opportunities for
residents. As discussed earlier in this study, fragmentation of contiguous wildlife habitat is
a major cause of declining wildlife species. Continuing along with the status-quo would
perpetuate inefficient stewardship of natural resources, and continue the building of
subdivisions where people are separated from nature.

The overall problem of "disconnection" also has an additional human dimension.
Though road width, lot sizes and frontages have been greatly reduced in Charlton for
flexible developments, the resulting human settlement is still akin to "sprawling pods” of
unrelated units; less a setting for a community of people than a "photographic backdrop”
for each individual structure. The human scale, in short, continues to be undermined
because front setbacks and porches (if they exist at all) in current flexible development
subdivisions tend to be too far back from the sidewalk or the road, as they have been in
Charlton's conventional subdivisions. Lot widths are also still too wide, especially in cul-

de-sac areas, which are appropriate settings for intimate neighborhoods.
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These points, as mentioned here and previously, have helped frame the overall
"problem” of this study. In this chapter an integrated methodology is discussed for
making improvements in our stewardship of biodiversity, for connecting with our natural

surroundings, and for enhancing our human community.

i ing the Parcel Into The I Ecological Land

Intuitively, we know that water is needed for life to exist on the planet, and that
fresh water is important in our everyday lives. Fresh water for drinking has become
another packageable commodity, however; many of us spend money on "clean" bottled
water from Poland Springs, Maine, or from the Adirondack Mountains in New York,
water that in actuality comes from natural rivers and streams. Only these particular
mountain rivers and streams are away from many of us city folk, who think that the water
is always cleaner away from home.

Getting to know our own local watershed's various riparian areas: the streams,
ponds, lakes and woodlands, is the first major step in relating to our natural environmental
surroundings. Touched on earlier, the local watershed is part of a larger bioregion. Water
does not come from Stop & Shop, it is actually a finite resource that is constantly recycled
through the hydrological process of precipitation, surface runoff, percolation, evaporation,
transpiration groundwater flow, and vapor transport through clouds (Mauritus la Riviére
1989). The water we drink today is the same water our ancestors drank (Lamb 1990),
albeit a bit more processed. Even with all the processing, as long as it rains it will go
through the same cycle; and as long as there is enough contiguous, natural land remaining,
this cycle can support (up to its carrying capacity) human life and wildlife.

The question that's asked with this first step is: regarding the local watershed, are
there any nearby perennial streams either on site or within 200 meters (Desbonnet et. al

1994) of the site boundary? Riparian forests and vegetated buffer areas within this range
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serve important environmental and ecological functions such as pollution removal, flood
control, wildlife habitat and wildlife movement corridors, they should be given high
consideration on the proposed project site as areas not to be developed (Croonquist and
Brooks 1993, Desbonnet et. al 1994, Noss and Cooperrider 1994, Blankenship 1996).
Secondly, the local watershed should be considered in the regional/landscape
context of its entire drainage area, to include physiography, vegetation, and climate (Pease
1995). Taking this regional/landscape approach can inform decisions regarding the
preservation of biodiversity through a network of interconnected reserves. Looking at
perennial streams in the entire drainage basin with overlays of estimated rare or threatened
wildlife habitat and areas of contiguous forest, as an example, can point to the design of

regional wildlife corridors and wildlife reserves (Noss and Cooperrider 1994).

Und tine Ecological Regul Mechani

The State of Massachusetts has several regulatory mechanisms that can provide
support for the design of open space conservation subdivisions. Three will be discussed in
this section: the Wetlands Protection Act, the Rivers Protection Act, and Forest Cutting
Practice Regulations. When used together, these tools can provide the legal "teeth" to
design local and regional wildlife riparian corridors surrounded by contiguous wildlife

habitat, thereby improving the chances of maintaining area biodiversity.

The Wetlands Protection Act

Established in Massachusetts under the requirements of the federal Clean Water
Act, municipal conservation commissions have jurisdiction over areas within 100 feet of
wetland resources. Wetland resource areas can be swamps or meadows bordering on the
ocean, estuaries, coastal wetlands, beaches, dunes, flats freshwater wetlands, banks, rivers,
streams, ponds or lakes; or any land subject to tidal action, coastal storm flowage or

flooding; or land under said waters. They are also further defined by species of vegetation
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or proximity to moving/standing water in the Annotated Laws of Massachusetts (ALM)
(Ch.131 § 40).

If any portion of a proposed project falls within this 100 foot "buffer zone", the
conservation commission must determine if the area on which any dredging, filling,
removing or altering is to be done "is significant to the public or private water supply, to
the groundwater supply, to flood control, to storm damage protection, to prevention of
pollution, to protection of land containing fisheries, to the protection of wildlife habitat, or
the protection of fisheries" (ALM Ch.131 § 40). If the determination is made that work
in one or more of the resource areas impacts one or more of the eight areas of interest,
then the conservation commission is to issue an "order of conditions" that will contribute
to the protection of the affected interest(s) (ALM Ch.131 § 40).

Wildlife Habitat

Precisely what constitutes important wildlife habitat under the Wetlands Protection
Act (the Act) has been given close scrutiny in an appendix of the regulation, and is not
accorded the presumption of importance to the protection of resource areas as the other
seven interests are. Primarily, the Act is only meant to protect this resource area if it
provides important wildlife habitat functions such as food, shelter, migratory or
overwintering areas, or breeding areas within the wetland resource area in question. This

point is summarized in the Code of Massachusetts Regulations (CMR):

Thus while resource areas are presumed to be significant to the protection of other
interests whenever they play a role in protecting the interest, a particular site must play
a role in providing important wildlife habitat functions, and must do so because of the
presence of specific physical habitat characteristics, in order to warrant a presumption of
significance under the new wildlife regulations.

(310 CMR 10.00 Appendix: Preface To Wetlands Regulations Relative To Protection
Of Wildlife Habitat: 1987 Provisions) (emphasis added)
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Using the Wetlands Protection Act exclusively to protect "wildlife habitat" as a
resource area appears problematic, as each site has to be looked at on a case-by-case
basis, and the required "proof" of habitat significance has to be made to meet the
requirement. The results, at best would still produce a patchwork of individual habitat
islands, which may or may not be contiguous or large enough to prevent genetic
inbreeding depressions in wildlife, and eventual species extirpation (Ehrlich and Ehrlich
1981, Wilson 1992, Kim and Weaver 1994).

The Act is still a powerful tool, however, to protect individual wetland resources
that help with flood control or prevention of pollution, as examples, because these same
areas (such as forested rivers and streams) are also good wildlife habitats.  These
protected areas can act as core reserves within a larger, more contiguously preserved
buffer area, which needs to be preserved by another means. This can be accomplished with
forest cutting regulations, tree conservation ordinances, and with open space development
regulations, which will all be discussed later in this study.

The biodiversity preservation model just described consists of core reserve areas,
surrounded by buffer areas. These two components need to be tied together with a third
element: wildlife corridors (Noss and Cooperrider 1994). As we will see in the next
section, the basis for these corridors has been legally established in Massachusetts with the

Rivers Protection Act.

The Rivers Protection Act

Passed into law in August 1996, the Rivers Protection Act is designed to work
along with the Wetlands Protection Act, by adding a new resource area known as the
Riverfront Area, 200 feet wide, to each side of a perennial stream or river. The purposes
served by protecting the riverfront area are identical to the eight interest identified in the

Wetlands Protection Act.
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Applicants proposing work in the riverfront area must now obtain an "Order of
Conditions" from the conservation commission, using the same procedures specified in the
Wetlands Protection Act regulations, demonstrating that the proposed project meets each
of the two requisite performance standards identified in the statute. The applicant must

prove by a preponderance of the evidence that:
(1) such work, including proposed mitigation measures will have no significant adverse
impact on the riverfront area for the following purposes: to protect the public or
private water supply; to protect the groundwater; to provide flood control; to prevent
storm damage; to prevent pollution; to protect land containing shellfish; to protect
wildlife habitat; and to protect the fisheries; and
(2) there is no practicable and substantially equivalent economic alternative to the
proposed project with less adverse effects on such purposes.
(Massachusetts Association of Conservation Commissions Newsletter. Late Fall 1996)
(emphasis in original)

Provided that no practicable alternatives exist to developing the project either on a
different part of the site or on a different site altogether (extensive guidelines are provided
by the Massachusetts Department of Environmental Protection for identifying practicable
alternatives), the next hurdle in the statute is showing that no significant adverse impacts
will occur in the riverfront area. Again, the Department of Environmental Protection has
provided 5 criteria to local conservation commissions for making a "no-adverse-impact"

determination for a project (all five criteria must be met):
(i) the work conforms to the performance standards for all other resource areas within
the riverfront area;
(i1) an inner riparian zone of 100 feet of undisturbed vegetation ....measured horizontally
from the river's mean annual high-water line is provided;
(ili) within the 100-foot outer riparian zone (beyond the inner riparian zone of
undisturbed vegetation), alteration of riverfront area is limited to 5.000 square feet. or
20% of this 100-foot zone. whichever is greater;
(iv) stormwater is managed according to a policy established by the Department; and
(v) no project may be permitted which will have any adverse effect on specified habitat
sites of rare wetland or upland, vertebrate or invertebrate species, as identified by the
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procedures established under 310 CMR 10.59 or 10.37, or which will have any adverse
effect on certified vernal pool habitat.

(Massachusetts Dept. of Environmental Protection: memo entitled: Guidance for
Implementation of the Rivers Protection Act Amendments to the Wetlands Protection
Act. November, 1996)

The ramifications of the Rivers Protection Act (the Act) are that no disturbance of
vegetation within 100 feet of a perennial river or stream is allowed for new projects, and a
maximum of 20 percent of the area known as the outer riparian zone (between 100 feet
and 200 feet away from the river or stream ) can be altered on a given parcel. The Act
puts some powerful "teeth" into the creation of a 400+ foot wide wildlife habitat corridor
along perennial waterways, and should be utilized to its fullest extent in the creation of

open-space subdivisions in Charlton.

Forest-Cutting Practices Act + Tree Conservation Bylaws

What if a proposed subdivision parcel is not located near a perennial stream or
river, or consists substantially of upland? Massachusetts regulations regarding forest-
cutting practices combined with a locally created tree-conservation bylaw can help prevent
the total denuding of a wooded site by a subdivision developer.

Forest Land is defined in Massachusetts Forest Cutting Practices as "land with at
least 15% of the area occupied by the crowns of forest trees of any size that contains at
least 7.5 square feet of basal area per acre; or that is a plantation containing at least 500
trees per acre, or land recently harvested that is in the process of regeneration." (304
CMR 11.03: Definitions). The regulation states that all land devoted to forest growth
(which is defined as all forest land), is subject to the statute: Massachusetts General Law
Chapter 132, sections 40 through 46 (Establishment of the State Forestry Committee).

While the regulation does state that: "clearing [of] lands for the purpose of
changing land use, such as the creation of a houselot, a subdivision, or for mining gravel,

or for any other activity requiring town or city permits” is exempt from the statute, it
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provides that they are considered exempt only when supported by the issuance of
necessary permits prior to the start of cutting (304 CMR 11.02: Statement of Jurisdiction).
This clause presents an opportunity for a municipality to regulate the cutting down of
forests in its community; by implementing the requirements of a local tree-conservation
bylaw in the project permitting process.

Tree Conservation Bylaws/Ordinances

With the awareness level rising about the importance of trees in the environment, a
number of municipalities in the nation have instituted regulations regarding the cutting
and/or planting of trees during the development process, sometimes incorporating them
within a landscaping bylaw, sometimes creating them in a stand-alone fashion. These
bylaws typically limit the percentage of existing trees that can be removed from a parcel
and/or create provisions for replacing any trees removed with a slightly higher ratio of new
plantings (Duerksen 1993). An example of a very basic tree conservation ordinance that
would support the goals of preserving contiguous forested open-space with providing
connection for people would be to replace 1.2 trees for every one tree removed during the
development process, to be planted as in-fill for any afforested areas of the site (under the
tree warden's direction), and planted as street trees along the public ways.

In Massachusetts, state enabling legislation exists for the creation of such a bylaw
via Statute 1975, Chapter 808, Section 2a, which enunciates some of the purposes and
objectives of zoning (Chapter 808 establishes the Zoning Act: Massachusetts General Law
(MGL) Ch.40A). Section 2A specifically lists eleven purposes/objectives of zoning
regulations, one of which reads:  "to conserve the value of land and buildings, including
the conservation of natural resources and the prevention of blight and pollution of the
environment".

With establishment of its legal viability, a tree conservation bylaw would serve to
limit the amount of trees that could be cut in a given subdivision development. In

Charlton, with very little public sewer at this time, the bylaw would have to be written to
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reasonably accommodate primary and alternate areas for septic system designs, which
likely means large, open backyards. Massachusetts septic system regulations now allow
for common systems, which would help to minimize the total land-clearing requirement.
This design may not be too difficult to accomplish in Charlton, since most flexible
developments, when they are established, have common open space owned by the
development's association. The Planning Board, however, would need to make some
changes in its current regulations to take advantage of this type of design in future Flexible

Development Subdivisions.

Mappine Site Ecological. Visual. and Historical Attril

Site planning involves at its basic level a first step that maps the areas of
interest/concern where they either do or could exist on a given parcel, then a second step
of analyzing what these various characteristics mean to the placement of buildings,
structures, roads, parks, views, etc.. The third step, the most difficult, would involve
taking all this information and making judgments about which areas within the parcel to
develop upon for people, and which to conserve for biodiversity, aiming for a result of
balancing development values with conservation values (Steiner 1991, McHarg 1991,
Arendt 1996).

In designing subdivisions for conservation of open-space, Randall Arendt, in
Conservation Design for Subdivisions (1996), suggests 10 such areas to analyze on a
given parcel in terms of development and conservation. If we take these 10 areas, and
group them into compatible values (McHarg 1991), we can then analyze a given parcel for
where development and conservation are to occur. Taking these ten areas and organizing
them into a group of four values, we have: soils and aquifers/recharge areas for important
environmental values (1,2); wetlands, floodplains and slopes to determine where

development should not be permitted (3,4,5); significant wildlife habitats, woodlands and
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prime  farmland as areas with  strong  ecological values (6,7,8);
historic/cultural/archaeological features, and views into/out of the site as valuable social
features (9,10).

One of the major concerns with only looking at the site itself is that it misses the
larger, bioregional perspective that has been identified as a critical aspect to preserving
biodiversity (Noss and Cooperrider 1994). Tying in the local with the regional scale of
biodiversity preservation, the protection of smaller scale biodiversity could be handled by
the creation of wildlife habitat corridors, a wooded buffer area surrounding a core of
natural stream and/or river corridors. This concept is supported in Noss and Cooperrider,
where many buffer zones and corridor areas proposed to preserve biodiversity in Florida
run along the river system (1994). The goal of leaving contiguous areas of wooded open-
space around a perennial stream in order to create a wildlife corridor would be missed if,
for example, there's a stream just to the west of a new subdivision development, and house
lots instead of open-space are being put on that same side.

An analysis should be done of the land at least 200 meters (Desbonnet et. al 1994)
beyond the site's boundaries so that existing forested land and/or perennial streams and
other ecological values can be identified that would suggest a potential wildlife corridor.
Recent aerial photographs, field work, and USGS maps would provide valuable

information regarding these.

Conservation Biologists have estimated that perhaps 40 to 75 percent of land area
on the continent needs to be kept in its natural state to preserve biological diversity (Noss
and Cooperrider 1994, Povilitis 1995). These are sizable percentages, but they are based
on the need to preserve larger carnivore species, as well as natural disturbance regimes

(such as fire, flood, and wind damage) (Noss and Cooperrider 1994).  Carivore species

47



Designing "Connection” Into Open-Space Subdivisions

are especially important to ecosystems, because as "keystone species” their presence helps
maintain the natural balance of species populations. Conversely, their absence causes an
imbalance among remaining species (Noss and Cooperrider 1994).

Preserving such large percentages of land as open space may not make sense in
areas where habitat will not likely support wildlife. Preserving biodiversity where it is
found, however, is a recent theoretical approach (UNCED 1992, Noss and Cooperrider
1994) to the problems inherent in saving species on a singular basis. Larger percentages of
contiguous open space should be left intact where the landscape is most suitable.

Working on the premise of having a project site where habitat is suitable for
supporting biodiversity, we might aim at preserving a minimum of 50 percent of the site as
open-space (Arendt 1996), having 40 percent of that be maintained in its fully natural state
(Povilitis 1995), and 10 percent be allocated to semi-natural open-space, useable for
commons, visual relief, and/or active recreation. This would leave the remaining half of

the land available for roads, pathways, and housing areas.

Where To Locate Open Space

Another consideration is how the open space to be left in its natural state is
oriented with the housing and the external subdivision boundary lines. To be better useful
to wildlife most of the open space needs to be located around the outside of the parcel,
with the housing in the middle. There are a multitude of vanations on this theme, of
course, but the primary purpose of such a configuration is to preserve as much
contiguous, undisturbed open-space as possible, both on-site and with adjacent properties.

Fragmentation of wildlife habitat as previously discussed can create separate
islands of vegetation that cannot be traversed by many land-based species; too many
separate patches of open space creates a large length and area of vegetation "edge".
Called edge-effect, too much of it increases the rate of predation (being preyed upon), as

well as increased susceptibility to parasitism for some species (Noss and Cooperrider
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1994), and also alters the microclimate of the wooded area (Noss and Cooperrider 1994,
Blankenship 1996).

Where in the Community

If subdivision parcels are located in areas without much existing vegetation, or
adjacent to land that is without much vegetation, the "creation" of new open-space
through afforestation may not be as appropriate as preserving the contiguous areas of
woodlands and forests that do exist, because wildlife habitat is already established. It may
be important, therefore, to identify areas in the community where the creation of open
space subdivisions would be a requirement, areas that are near perennial streams or rivers,
or areas that are of important environmental, cultural, or aesthetic concern to the entire
community. In Charlton, where almost 80 percent of the community is still forested it
cannot be assumed that these areas will remain this way forever. Appropriate planning
today is the only way to ensure that biological diversity will be minimally preserved for
future generations.

Active Open Space

Active open-space used for common areas, such as play areas, ball fields,
mailboxes, gazebos and gardens, etc. (Jarvis 1993), should be interspersed among the
housing units, to provide pleasant views and community connection points. In a 20 acre
parcel the 10 percent guideline would allow 2 acres to be used in this manner, not a very
large area, but certainly not inconsequential. The average size of a town common/ town

green in New England is two acres (Arendt 1994).

Caring for our environment means being part of our environment, and physical
access to nearby woods, streams, parks, and neighbors is what provides us with that

connection. These elements include nature trails, pathways, sidewalks, shoulders and
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roads. Other amenities, such as landscaped garden areas, park benches, gazebos, mailbox-
kiosks, etc., can also help to provide a "sense of place" within a community (Jarvis 1993).
Having these corridors and "points” of connection is important; having a sense of
human scale among these elements is just as critical. The distances that front doors and
porches are from the street, the width of the road, the location of trees, the walkability of
streets, streetlighting, and particular patterns of clustering homes, as examples, relate to
our sense of appropriate proportion, to what size and distances our connections with our
surroundings and with one another are to be. Some of these connections will now be

explored.

Open Space Access and Nature Trails

Walking through the woods is a favorite pastime for many of us, a way to get back
in touch with nature, to relax, and have some quiet time. Nature is not just someplace
"out there", it not only exists in our own backyards, it should be explored and explorable
(Noss and Cooperrider 1994, Berry 1995, Brower 1995). With the preservation of
wooded open-space in a development, connection to this area should be actively
encouraged through findable trail access points, and appropriately marked and useable
nature trails.

Access points should be marked with signage that blends well into the surrounding
area, yet stands out enough to be found; the National Recreation and Park Association
provides a good background on this (Fogg 1990).

For towns that don't have the infrastructure for water mains and fire hydrants, fire
protection ponds, or fire ponds as they are sometimes called offer a good opportunity as
an entry point to a nature trail, as they often will extend back far enough to get to the
preserved open space. Where fire ponds do not exist, appropriately marked easement
paths should be designated, so that people feel comfortable walking through the back

areas of the development.
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Nature trails should also be selectively cleared and marked in accordance with
established guidelines. As an example, the National Recreation and Park Planning
Guidelines book recommends a cleared path of 4 to 8 feet (Fogg 1990). Trails should
also be designed to take advantage of any available views, interesting terrain, and
interesting natural features; and they should be adequately marked with signage/markers at

heights visible to most trail users.

Common Areas

It has been recommended previously in this study that about 10 percent of the
open-space area in a subdivision parcel be devoted to active open space. Studies and
experience have shown that home buyers will pay higher prices for homes that look out
onto created open-space such as landscaped commons and golf courses (Arendt 1994).
Volleyball courts, basketball courts, covered mailboxes, playgrounds and picnic/barbecue
areas can also serve as community amenities, connection points and serene vistas which
can be enjoyed and shared by all.

In a conventional subdivision these areas are not normally found, because
maintenance of such common areas (including the streets, drainage, street trees, etc.)
would eventually be turned over to the town, and the townspeople would not want to be
responsible for the added costs involved if they could not derive the benefit of these
amenities. Mentioned previously, home owner associations would be needed to care for
these amenities, since the benefits derived would go chiefly to those that lived in the
development.

Septic Systems

Common absorption fields, known as large scale absorption (LSA) systems should
be considered as the primary design alternative for septic systems in communities (or
individual open-space development projects) that don't have public sewer systems.

Supported now in the Massachusetts Title V Regulations (which covers septic systems),
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they are designed so that individual septic tanks exist for each home, but effluent is
pumped to a large, common area absorption field owned by a homeowner's association.

If LSA's are utilized, the required size of an individual parcel can be reduced
significantly, and the extra area can go to the common absorption field, making a sizable
town common, and adding to the total percentage of open space within the development.
This absorption area (or areas) will come under the responsibility of the home owner

association,; its location should be established on the best soils of the subdivision parcel.

Streetscapes, Roadways, and Lot Layouts

Much of our sense of community and our connection to others comes from how
our homes are arranged and related to our streets and to each other. This sense of human
scale and connection has a number of components:

e The width of the street/road can determine how fast we drive or whether it is
considered a boulevard or shared amenity for walking and playing. Suggested
right of way width is 40 - 50 feet, with a 20-foot wide roadway (Jarvis 1993).

¢ Distances from door-step to door-step across the street, or distance from one's
front porch (if there is one) to the edge of the street can determine whether
people get to know their neighbors or whether they remain strangers who
happen to live nearby. Suggested distance of front porch to front porch is 75
feet to 100 feet (Arendt 1994); and front porch to edge of street no more than
30 feet deep. Minimum side yard setbacks need only be 10 to 15 feet wide to
maintain privacy when appropriate landscaping is utilized (Arendt 1994).

e The intentional establishment of street trees and sidewalks or shoulders as
public areas can determine whether children and adults will comfortably ride or
walk around their developments. Established trees should remain whenever
possible, and shoulders with swales for stormwater drainage will help to

maintain a more rural appearance.
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See the figure below for a sense of these concepts:

Existing trees shouk
be preserved where
possible. New tree
planting is recom-
mended on
unwooded sites.

Sidewalks are generally Road can be public This density can
nol needed in low-density or private. easily accommodate
situations. open swale seclions.

Source: Site Planning and Design for Great Neighborhoods, by Frederick Jarvis, 1993.

Figure 4-1 Overall Streetscape Concepts

The configuration of houselots in a development can also determine whether a
community is characterless or colorful, isolated or charming. Multiple configurations
within a development are encouraged to create an interesting juxtaposition of spaces;
these should be tied together with a common element, such as signage or landscaping.

Two common patterns and two creative, space-saving patterns are now covered:
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e Two of the more common arrangements: double-loaded streets with lots on both

sides; and single-loaded streets with lots facing a common area are shown below:

Double - Loaded

Single - Loaded \\ \

Source: Adapted from Conservation Design for Subdivisions, by Randall Arendt, 1996.
Figure 4-2 Single-Loaded + Double-Loaded Streets

e Two of the more creative arrangements for cul-de-sacs, one that allows more lots
around it, and one that puts a center island (that can potentially be used as a

common area for an LSA septic absorption system), are shown on the next page:
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(®) Source: Site Planning and Design for Great Neighborhoods, by Frederick Jarvis, 1993.

Common driveway
apron

utility easement

20' drainage or S . T .- /__

8,500 to 10,000 sf
homesite size Y 20 minimum
......... building setback

50'to 60' R.O.W.
subcollector or
e collector street

100’ to 110" public R.O.W.

Landscaped center
island can be flat or
slightly mounded.

(b) Source: Site Planning and Design for Great Neighborhoods, by Frederick Jarvis, 1993.

Figure 4-3 (a,b) Space-Saving Cul-de-Sac Designs with Landscaped Islands
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We have now arrived at the point in the study where all paths converge into the
essence of the matter; where all disparate pieces of the puzzle are put together to discern
the method for dealing with the initial problem. Connection: connection with nature and
connection with others. Preservation of biodiversity, or at least a serious attempt at
preserving biodiversity, and living more sustainably both with our own habitat and that of
nearby wildlife.

There are two phases to this method: the first, Analysis, takes a look at the context
of the specific subdivision parcel as it compares to off-site and on-site environmental,
ecological, and social values. Phase two, Design, involves the physical layout of
conservation areas, active open-space, house sites, street alignments and trails, and finally
the house lot lines themselves (Arendt 1996).

Using an adaptation of Ian Mcharg's overlay method (1991) for phase one, we can
determine areas of the site where development is to be avoided, and what areas of the
remaining development should be highlighted, worked around, and/or taken advantage of

to create a pleasant quality of life in the development. This phase has 5 parts:

I. ANALYSIS

e Analysis of the off-site ecological landscape:

- Is parcel near areas of critical ecological concern (within 200 yards)?

- Is parcel within 200 yards of a perennial stream, river?

- I's parcel within 200 yds.of existing trails, water bodies, cultural areas?
e Mapping and Analysis of On-Site Unbuildable Areas:

- Location of steep slopes over 25%.

- Location of floodplain.
e Mapping and Analysis of on-site environmental values:

- Location of best, satisfactory, and poor soil areas for septic systems.
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- Location of any known/potential aquifer areas.
e Mapping and Analysis of on-site ecological values:
- Location of important/significant wildlife habitats.
- Location of contiguous woodlands/forest.
- Location of prime farmiand.
e Mapping and Analysis of on-site social values:
- Location of any historic, cultural, or archeological features.

- Location of scenic views into/out of the parcel.

Using a composite overlay of the individual layers from phase one as its base map,
phase two involves designing the layout of the subdivision's major elements. Prior to the
following steps, however, we first need to know the actual number of lots that could be
built on the parcel as a conventional subdivision. Known as a "yield plan", this important
document needs to be required of the developer so that the number of lots allowed in the
open-space subdivision is either the same as in the conventional plan, or somewhat higher
as an incentive to provide extra amenities in the project. An incentive bonus could be
adopted, for example, that allows additional housing units so long as the amount of open
space 1s not less than 50 percent of the parcel. Alternatively, a direct percentage increase
of 10 percent or 20 percent more units could be allowed. Knowing the number of lots we

are aiming for (after having produced a yield plan), the design phase can begin:

II. DESIGN
e Layout of conservation areas:
Allowing initially for between one-half to two-thirds of the parcel as
conservation area (Arendt 1996), highlight/encircle where the following exist:
1) land nearby adjacent streams, trails;

2) areas of critical ecological concern;
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3) contiguous woodlands,

4) unbuildable land: wetlands, flood plains, steep slopes (over 25 percent);
5) prime farmland;

6) most important views into/out from site; and

7) most important historic, cultural, and archeological features.

See diagram below for an example:

Source: Conservation Design for Subdivisions, by Randall Arendt, 1996.

Figure 4-4 Layout of Conservation + Open-Space Areas

Layout of house sites and active open-space areas:

Within the remaining area not set aside for conservation land, the allowable
number of houses should be set up on the better soils, along with selected areas of
active open-space, into an interesting pattern. As many of the houses as possible
should look out onto some open-space from their front yard (Arendt 1994).

Locations for LSA absorption systems, based on soils should be identified, and
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finally, development of some "back acreage" via flag-shaped lots could also be a
consideration (Arendt 1996). This entire process should be attempted at least
twice to allow for a more objective analysis.

See diagram below for an example:

Source: Conservation Design for Subdivisions, by Randall Arendt, 1996.
Figure 4-5 Layout of House Lot Patterns
e Layout of street alignments and nature trails:

Next, streets should be laid out in a pattern suggested by the houses,
without excessive use of cul-de-sacs. Curvilinear roads are more interesting,
taking advantage of unique or mature trees, scenic views, major rock
outcroppings, stone walls, etc.

Then nature trails should be laid out using the following guidelines: they

should same start and end at the same point, should take advantage of natural
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features and views, should avoid "sameness" throughout, and generally have a loop

length of between one and three miles (Fogg 1990).

Source: Conservation Design for Subdivisions, by Randall Arendt, 1996.
Figure 4-6 Layout of Streets + Nature Trails

o Layout of house lot lines:

The final step is the establishment of lot lines to achieve the required lot area and
frontage requirements of the subdivision regulations. This step is done last in order to
give more consideration up front to the siting of homes and open-space areas; this
empbhasis offers a more "organic" subdivision design, depending upon how progressive the
community's subdivision regulations are!

See diagram on the next page for an example.
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Source: Conservation Design for Subdivisions, by Randall Arendt, 1996.
Figure 4-7 Layout of Lot Lines

The result of this entire process should be one or two alternate conservation
subdivision designs, each with a write-up explaining the solution arrived at. In carrying
out the process itself, some elements will clearly be easy to locate on the site, but it is
expected that certain values will be in conflict for the same space. Where alternative
designs produce unresolveable areas of conflict, and this will likely be the case, a decision
will need to be made about what value prevails, perhaps on the basis of the most
practicable use of the land that can preserve the ecology. Being realistic, however,
sometimes there will not be any reasonable alternatives that can keep the ecology of a
certain portion of a parcel intact.

The concepts explained throughout this chapter will next be incorporated into an
actual project in the town of Charlton, where two open-space design alternatives will be
created for this study. It is the intent of this process to then identify specific areas in

Charlton's current "Flexible Development” regulations that need to be improved upon.
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Proposed Design Requirements: Discussion

If the ultimate outcome of this study is to make changes to the existing Flexible
Development regulations in Charlton (because they currently do not work well to preserve
wildlife habitat, and inadequately connect people with nature or one another), it follows
that the current requirements must be suspect. Starting off on a positive note, Charlton's
40 foot right-of-way (and 20 foot wide pavement area) requirements is reasonably
progressive in minimizing impervious surfaces.

Studying rural design development standards a la Arendt, Yaro et. al, and Jarvis,
however, makes it apparent that Charlton's cookie-cutter standards of lot frontage and lot
area makes for cookie-cutter developments. Clearly one frontage size should not fit all
lots, especially lots in cul-de-sacs or loop areas (refer to Figures 4-3 and 4-4 in this
study); nor should lot area requirements be the same under different sewer design
arrangements: public sewer, on-site septic, or common (LSA) systems.

In order to conserve 50 percent of land as open space, lot sizes would need to be
reduced by at least 50 percent to accomplish this objective; this would mean a new
minimum lot size of 30,000 square feet for houses in the Agricultural zone. An additional
consideration should be made regarding the provision of amenities such as nature trails
and common open space, mailbox areas, gazebos, etc.; these items cost extra to the
developer, and compensation needs to be provided so that a legal takings challenge is not
forthcoming. This compensation can be made by the allowance of additional house lots
over and above the number of lots allowed via conventional subdivision standards. These
incentive lots could perhaps be smaller in size, 20,000 square feet for example, provided
that they are clustered around a common septic system.

Frontage requirements could be altered to allow for variations based on lot
location, as long as some minimum lot width existed at the front setback line. For
example, with a requirement of having a front setback range of 20-30 feet , lot width

would need to be a minimum of 80 feet in that range area, with minimum side setbacks of
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10 feet. On a cul-de-sac, as an example, this would allow for a house 60 feet wide (a 40
foot wide main structure with a 20 foot wide garage could fit in this space, more than
adequate for a 3-bedroom home). As can be seen in Figure 4-8, this performance
standard around a cul-de-sac would allow frontage for lots 2, 3, 4 and 5 to be 50 feet
when the cul-de-sac is laid out as shown. When the cul-de-sac is 100 feet in diameter, this

creates enough room for 6 lots, and allows a green space to be left in the middle.

y—\

-
A e S [

Figure 4-8 Proposed Cul-de-Sac Design Requirements
Basic Design Requirements
Some basic design requirements are now proposed for a more progressive

approach to open-space subdivisions in Charlton. These requirements are highlighted in
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Proposed Open-Space Design:
Schofield Heights

Background

Originally submitted as a conventional subdivision design in 1987, the plan was
denied approval by the Planning Board on the grounds that the lots, as designed, did not
conform to the dimensions recently approved with the new zoning bylaw (the date of that
Special Town Meeting, April 4, 1987 is when Charlton formally adopted zoning).

The Charlton-Oxford border runs north-south through most of the parcel's eastern
section. The small portion of the parcel that lies in Oxford varies in width from 30 feet to
600 feet wide in places, and the fact that the site straddles the two towns has been an
additional problem in terms of access into the site.

In 1988, the developers got approval from the town of Oxford to subdivide 3 lots
of this parcel with a new road off of Conlin Road, all of which lie in Oxford. In 1991,
when the developer came to the Charlton Planning Board with a revised subdivision plan,
it was again denied; this time on the basis of accessing a Charlton development through
another town. The developer sued the Planning Board, but the Board's decision was
upheld by the court; no appeal was made.

More recently, in June of 1997 the developer came back to the Planning Board to
see if they could try again with a new plan, and the Board was willing to look at their new
plan after it was worked on, and suggested they work with the Town Planner in making it.

This study is part of this process.

Overview of Site Environs
Located near the southeast corner of Charlton, directly on the Oxford town line

(see Figure 5-1), the proposed site consists of nearly 104 acres of land area, some of
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which abuts Buffumville Lake, a prominent state park recreation area, featuring
swimming, picnicking, boating, and walking trails.  Very broadly, the site is rectangular
in shape, the long sides oriented north/south with Conlin Road just off the east boundary,
and Buffumville Lake just off the west boundary (see Figure 5-2). Between Conlin Road
and the lake, which is a distance of about 1800 feet, the site elevation goes down from 685
feet (above sea level) to 529 feet, a total drop of 156 feet. Using a calculation for slope
((rise + run) x 100) this equates to the natural slope of the site being equal to 8.67
percent, a moderate slope (Marsh 1991).

Looking still at Figure 2, most of the project site and surrounding area is still
heavily wooded/forested, and limited in the extent of development. Looking around the
perimeter of the site we have Conlin Road and existing houselots to the east, Oxford Road
and existing homes to the South, Turner Road and some houselots to the North, and to
the west is the water and grounds of Buffumville Lake and recreation area. Just north of
Buffumville Lake is a stream called Little River, which is considered an estimated habitat
area for some rare wildlife. Located further away in the northwest section is a hiking trail
known as the Mid-State Trail, which appears to end at the electric power lines near

Putnam Hill.

Analysis Phase

Taking this brief introduction further, other natural and cultural features either
surrounding the project site (see Figure 5-2) or on the site itself (see Figure 5-5) should
be researched and analyzed for any synergy that might be exploited for the benefit of
creating open-space developments that connect people to nature and one another and for
these analyses). Various maps will be needed for this research, and are available for this
study in Appendix 'C'. Likewise, a wildlife corridor analysis needs to be conducted to
identify areas on-site and within 200 meters (Desbonnet et al, 1994) that have potential as

protected habitat corridors (see Figure 5-3).
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It is clear after looking at the project site through these three analysis "lenses"”
that the western portion of the parcel should be left in its natural state as contiguous open
space, serving as a wildlife corridor for the Little River, which runs north and south.
Additional synergy might be gained by tying into the Mid-State Trail, and by keeping

intact the stone wall that runs east to west at the northern end of the site.

Design Phase

Four broad goals are sought with this project: to conserve a contiguous wildlife
corridor both on-site and with adjacent parcels; to re-connect people with their natural
surroundings; to re-connect people with one another; and to have a financially feasible
design. It is felt that this last goal needs to come at the end of the process, and not,
however, drive it from the very beginning. A fifth goal for the purposes of this project is
to take a look at designing housing clustered around common septic fields, to see what it
might look like, and whether having such a design could help achieve some of the other
goals as well.

The design phase starts with seeing how many units can be built using the existing
subdivision and zoning standards for this area in Charlton. The basic design guidelines for
a conventional subdivision in this part of Charlton, which is in the Agricultural zoning
district, is minimum 60,000 sq.ft. lots, each having 175 feet of frontage, minimum. The
standard width for a subdivision road in Charlton is 35 ft., in a road right-of-way that is 60
feet wide. Utilizing these guidelines, fifty lots can be created, each having a minimum
portion of upland area of 40,000 sq.ft. (see Figure 5-7) An additional lot is made
available for the creation of a fire pond, which is required in subdivisions of over six
homes. Charlton's existing Flexible Development regulations allow for an additional 10
percent bonus of houses, as long as the minimum amount of open space remains. Keeping
this bonus provision would allow an extra five houses to be built for the Schofield Heights

project, for a new total of fifty-five. An important difference from the existing regulations,
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however, is that the minimum open-space goal for this project is now 50 percent of the
original parcel, instead of twenty-five percent.

Having conducted analyses of on-site and nearby natural and cultural resources, as
well as a wildlife corridor analysis, the next step involves the selection of conservation
areas. Since the analyses have pointed to preserving the western portion of the project
site, a first choice is to select a contiguous area immediately around the on-site wetlands
(see Figure 5-8). This area becomes a starting point for "Scheme 'A". Scheme 'B', starts
off the same, but widens up at the middle, providing for a deeper wildlife cormidor area.
These two schemes form the new project limits for the soon to be altered landscape.

The design philosophy of Scheme 'A' is to design a condensed version of a
conventional subdivision, but to have most of the houses facing some form of open-space.
A recent survey, as a matter of fact, has shown that given a choice, most people prefer
having their homes face towards an open-space areas (Arendt 1996). Scheme 'B' looks at
clustering a significant portion of homes in an intimate scale around a common septic
system area, which also serves as active open-space for these homes. It is hoped that this
design would ultimately lead to a greater percentage of open-space left undisturbed.

Using the design standards put forward earlier in Figure 4-10, schematic designs
for the layout of houses, "created" open-space, roads and trails are then created for the
developable areas in each scheme, pitting the "efficient” allocation of space against the
"relation" of structures to nature and people. Scheme 'A’ creates a "town common" area,
on which ten homes face directly, and attempts to face as many remaining homes as
possible towards open-space, with all lots containing a minimum area of 30,000 sq.ft..
Most of the stone wall running east-to-west towards the northern portion of the site is
retained where possible, retaining a bit of the site's heritage. Additionally, a small open-
space area to the east could serve as a common mailbox area; and directly across the

street, where the trail begins, could also be made into a picnic area and/or a playground
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(see Figure 5-9). These common areas are reachable by a sidewalk located on one side of
the subdivision's main roads. The final design for Scheme 'A' is shown in Figure 5-10.

Looking at the schematic in Figure 5-11, scheme 'B' is oriented around several
clusters of small neighborhoods. Five such neighborhoods consist of six (6) 20,000 sq.ft.
lots clustered around a common open space used for the septic system and an extra
reserve area (see Appendix 'D' for more detailed septic design). These common areas
can be used as play areas, and can be landscaped with small plantings of flowers and
shrubs, and in the case of the extra reserve area, could be planted with trees. Having this
common area for the septic system allows individual houselot sizes to be reduced to
20,000 sq.ft., giving the cluster more of a New England village scale, where neighbors get
to see and talk with one another more often, allowing a deeper level of community to
occur. A common mailbox area, picnic area, and playground are provided near the
trailhead, and can be reached via a sidewalk located on one side of the two main roads
(see Figure 5-12 for Scheme 'B's final proposed design). These amenities could be initially
provided by the project developer, or perhaps afterwards by the homeowners' association,
which ultimately becomes responsible for the maintenance and improvements of common
areas.

These two designs offer different approaches to preserving a large portion of
open-space, while at the same time connecting people to that open-space and to each
other. Scheme 'A'looks at tying the whole subdivision together around the common green
area;, Scheme B' takes the smaller group approach, while bringing everyone together at a
common node (the mailbox/picnic/trailhead area). In the next chapter we will take a look
at the results of these designs, and whether they met the primary goals set forth for them
earlier. Recommendations for changes to Charlton's existing Flexible Development

regulations and design standards will also be made.
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Resource

Analysis of

Nearby Natural + Cultural Resources

(found within a 3/4-mile radius from project site center)

Date: _| O/ Project Name:  SCHOF |ELD HE14HTS
Project Location:  CONL(N ﬁ_D.I/;T'UﬂNEZ ED.

Value
Within Locus? Outside Locus (in using with
(1 mile radius from  But Should  project site)
project site center )  Still Consider? (from 0to 4) How to incorporate/ utilize Map(s) Map Source(s)
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2 Woodlands/Forests?

3 Aquifers?
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7 Scenic Areas?
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0 Y )(4 0y N/ A ﬁﬁﬁi&ﬂﬁwﬁ:m. 1988  Mass. DEP/ Dept. of Water Resources
Ny on oy INCO J o Estimated Rare WIldiif Habitat, Chartton  Mass. Natural Heritage Program
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| NCORIOLATE INTD WILDUIEE CorpLP0L  seamiess USGS Map MassGIS
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BUFFUH VIUE ReCEEATION AZER, 14{|L.  Map of Scenic Landscapes, Charton  Charlton Open Space Plan, 1906

ny XN oy N/A Map of Geological Features, Chariton Chartton Open Space Plan, 1996
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Figure 5 - 2

Analysis: Nearby Natural/Cultural
Resources
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Wildlife Corridor Analysis

(Potential within 200 meters of parcel boundaries)

Date: _{C/ 1 / 7 Project Name:  SCHoF1E2 D HGIGHTS
[
Project Location:  CONLIN RD. / TURNGE RD,
Potential
Value
(in using for
Adjacent to wildlife habitat)
Habitat Which Boundaries? (from0to 4) How to incorporate/ utilize
1 Rare Wildiife Habitat located within 200 meters? XY ON /a‘{ yé 0E oW 4 WEST POPTION OF SITE SHOULD BE CONCEENED |
2 Stream or river located within 200 meters? 0y )(N ON 0S OE OW -

4 WEET YORTION OF SITE SHOULD BE CONSERVED,
- - Nt
4 Ponds/Lakes located within 200 meters? N ON | ON 0S QE b 3 MOST OF BUEFUMVILE RELPERION APEA=

5 Marsh located within 200 meters? nv% ON 0S O0E QW -

3 Woodlands/Forests located within 200 meters? ){9 ON ON 0S QE )Qv

6 Swamp located within 200 meters? uv){ﬂ ON 0Ss 0E QoW -

Note: Maps to use in finding this information: Aerial photos; USGS Map
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Figure 5 -3

Analysis: Wildlife Corridor
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Figure 5 - 4
Results of: Nearby Natural/Cultural
Resources + Wildlife Corridor Analyses

Base Map Source: Seamless USGS Map of Chariton, CMRPC. 1997.
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On-Site N'atural
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Chariton Open Space Plan, 1996
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Analysis: On-Site Natural + Cultural

Features
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Lot Yield Plan
(with conventional development)

Base Map Source: Original Schofield Heights Subdivision Plan, 1987.
ISChoﬁeld Heights

"U 0sg "xoxdde sjenba youl suo :ajedas




Scale: one inch equals approx. 250 ft.

S)yBieH pIeUoYdS

"6 UB|d UOIS|AIPANS SIYDjSH PidPayds [euUibuQ sounog dep eseg
Sealy UOIJBAIaSUO)) JO INOAET

8- G ainbi4

NOLTHVHO NI
SNOISIAIZENS 2OVHS-NIJO ONIAOUNI

Figure 5 -8

Schofield Heights .77

A

e

Scheme 'A' - Protection of Wetland Areas

. — - - = = - —
TS et e e e e -

___.'.-_-——‘i

Scheme 'B' - Preservation of Wider Corridor




Scale: one inch equals approx. 250 ft.

ﬂ:m_ox pldyoYyaIg
861 UEld UCISINPANS SIUBISH PllOYOS [BUIBHO :@0inoS deyy eseq

S|ied] pue speoy

‘2oedg uadQ aANOY ‘S8SNOH JO IN0AET
LV, dWsyos
6 - G aunbiy

NOLTHVHI NI
SNOISIAIQENS FOVdS-NIJO ONIAOULWNI

Figure5-9

78

Schofield Heights




-_—
\
~
N
=~ .
- - e m ey, -
- Trails
/,’-‘_' -—-_— ——-—”
~ P
Scheme 'B* Conservation Area Boundary Active - £
,/ ‘ O Open-Space ®°

2
/ 0 fo
| 0fo

g/

0 Active A A
0 -
Open-Space O » | O
Q 0

D) Large-Scale
Absorption Field (LSA)

[ TT—_

Scale: one inch equals approx. 250 ft.

Q
® 2
pd Q.
O n §
2] c o
2 o 5
-3
2 o .. '® B
Nzl «~ m®L o
l(l).'g [~ 2"— -.g
o @ ELE I
".’% = @ . @ 5
Z = ) N
vol @009 2
O~ w wgog
£
2 T g
s u— Ol.E
(o] O ’g"
o - DI
o = ol T
= Q o1's
- > wh
(0] =|e
- 3o
L (7]
Figure 5 - 10

Schofield Heights .79 '




Scale: one inch equals approx. 250 ft.

s)yblaH PRUOYIS| . g|
"L86| "UBld UoisiApans $IUDIBH PIByouds [BUISHO :9IN0S ARy 838E) (o «
- |8

V., swayog aoedg uado :ubiseg leuld | o [®
-]

()] I

L1 - G b4 5 |2

. D |e

| 2 g

NOLTIVHO NI 5

SNOISIAIQENS 3OVdS-NIJO ONIAONWI @

I




18 SIyBiaH playoyos

2l - G aunbiy4

IMPROVING OPEN-SPACE SUBDIVISIONS
IN CHARLTON

Figure 5 - 12

| Final Design: Open Space Scheme 'B'

Base Map Source: Original Schofield Heights Subdivision Plan, 1987.
'l Schofield Hgights =

-y o5z *oudde sienba youl 3uo 3[edS




Ch. 6

Findings and Recommended Changes

The results of the proposed designs can be reviewed quantitatively and
qualitatively. First, we shall look at the values that can be measured, such as acreage of
land used for house lots, open space, and roads; secondly we will review the quality of the
spaces that have been created with the designs.

A quantitative comparison can be seen in Figure 6-1, which predictably shows that
road area and road length are significantly lower with schemes 'A’' and B' than with the
conventional subdivision design, which saves significant costs for the developer. A
primary objective is met with the total percentage of open-space in both schemes 'A' and
'B' coming out above 50 percent for each. Surprisingly, Scheme 'B', which has 29 smaller,
20,000 square foot lots, actually saves slightly /ess open-space than scheme 'A’, though it
leaves about 3 acres more land in an undisturbed state than does Scheme 'A'.

Qualitative assessment of the two proposed schemes was accomplished by asking
local real estate, engineering, and development professionals, along with local officials to
review the designs and then to fill out a short questionnaire with their reactions. These
comments can be seen in Appendix 'E'.

Overall, the main comments related to the open space available on-site, and to the
length of roadways in each of the schemes. The amount and perceived quality of the open
space generally received positive comments, while the length of roadway generally drew
incredulous comments. Following this up with one of the respondents, a real estate
broker, I learned that many developers want to have homes on both sides of the road in
order to justify its cost (and that he actually had only looked at the design instead of

reading the chart identical to figure 6-1 which had been provided for his review).
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Perhaps the others had just eyeballed the designs as well and assumed from past
experience that roadways with homes on only one side would not be feasible. This is
important because education for the development community might be needed to show
that facing open space can create higher-valued properties (Arendt 1996), and though
those properties are on just one side of the road, they are cost efficient. In both scheme
'A' and scheme B, road length is about one thousand feet less than in the conventional
development, as well as requiring significantly less paving material due to narrower width

requirements.

Figure 6-1

Schofield Heights:

Comparison of Design Approaches

Conventional
Criterion Design Scheme A Scheme B
Parcel Acreage 103.9 acres 103.9 acres 103.9 acres
Number of House Lots 50 lots 55 lots 55 lots
Total Acreage Taken by Lots 87.93 ac (84.5%) 44 .41 ac (42.7%) 45.99 ac {44.2%)
Total Acreage for Right-of-Way 10.68 ac (10.2%) 6.43 ac (6.2%) 5.49 ac (5.3%)
Total Acreage of Open-Space 5.48 ac {5.3%) 53.15 ac {51.1%) 52.61 ac_(50.5%)

Natural Undisturbed Open Space

5.48 ac (5.3%)

45.08 ac (43.4%)

48.12 ac (46.3%)

Created Open Space 0ac 8.07 ac (7.8%) 4.39 ac (4.2%)
Total Linear Feet of Roads 7,850 ft 6,990 ft 6,790 ft.
Total Paved Acreage of Road Area 6.17 ac” 3.86 ac™ 3.29 ac™
Length of Trail Area None .91 miles 1.0 miles
Other Suggested Amenities None Mailroom, Gazebo | Mailroom, Gazebo
Notes:

* = based on pavement width of 35 ft.
“* = based on pavement width of 24 ft.
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Some concern was also expressed regarding private ownership versus common
ownership of areas such as open space and septic leachfields. And when asked if Charlton
should consider allowing 20,000 square foot lots as long as they were attached to
common septic systems, the response was split evenly, with half of the respondents saying
yes, and half no. Clearly there are some questions that need to be answered before moving
ahead with common septic leaching areas.

Encouragingly, most of the respondents thought that given the results, that the
extra design work involved with this project was worth the effort; and surprisingly they
considered the 10 percent bonus for the project adequate to compensate for the extra
design work and trails. Something of a surprise, however, were the number of
respondents who were unsure of the marketability of the two design schemes; which could
have to do with inadequate information provided to them, or perhaps the uncertainty that
comes with less-familiar designs. This last point, coupled with the concems expressed
about single-loaded roads, points to further research on the local level as to whether
additional work with the development community would help increase awareness of the

benefits of open-space subdivision designs.

Recommendations

Recommendations for improving Charlton's current "Flexible Development"
regulations fall into four categories: changes in terminology; changes in locational
requirements; changes in the workings of the design process; and changes in design and
performance requirements. These changes would bring the town closer to its goal of
preserving open space, and move the community forward in making more village-scaled
subdivisions, as well as preserving useable wildlife habitat in the name of biodiversity.

Changes in Terminology

To begin, the term "flexible-development" does not adequately (nor succinctly)

identify what this special type of subdivision is all about; what is "flexible" anyway, and
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why should any developer be interested in pursuing this approach? A typical alternative
would be "cluster development”, but this would actually be a worse title, as it tends to
connote expanses of multi-family housing projects. This immediately (and erroneously)
gets people concerned about their property values. A better term to call this option would
be "Open-Space Development", which connotes country living as well as environmental
sensitivity, a much more potent concept than is conjured up by "flexible-development"”.

Changes in Locational Requirements

Second, order to preserve habitat corridors around existing perennial streams and
other ecologically sensitive areas, Open Space Development should be required in areas so
designated on an overlay map, and optional in non-overlay residential areas.

Changes in the Design Process

Third, in the category of design process changes, it is recommended that the
Charlton planning, conservation, health and engineering staff be involved (in an advisory
basis) in the role of providing education and design assistance to the development
community regarding open-space subdivisions. If the development community is to
welcome this alternative, then the rewards have to be worth the perceived risks involved
with going with a non-conventional design. Research may need to be done to show that
open-space designs are marketable, and various maps should be provided so that the
developer can undertaker the extra analyses involved with this approach. Staff help will
also likely be needed with identification and preservation of wildlife habitats and corndors,
both on-site and at the town level as well. That staff are already busy with other
responsibilities is a given, but if better subdivision designs and deeper concerns about the
environment are to become a reality, it is a responsibility of those with the knowledge to
be part of the solution.

Changes in Design and Performance Requirements

Fourth, changes will need to be made in Charlton's zoning and subdivision

regulations in order to proactively effect the preservation of open space for wildlife
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habitat, and to encourage the development community to use Flexible Development (now
proposed to be "Open-Space Development") more often.

Referring to Appendix 'A’, Charlton's Flexible Development Bylaw currently
contains six sections: Purpose;, Applicability, Standards, Open Space; Procedure; and
Definitions. The following changes are recommended:

Section 5.7.1 (Purpose):

Should be changed to include the permanent preservation of contiguous
open space for human enjoyment and to help sustain biological diversity.

Section 5.7.2 (Applicability):

Should be changed to include the encouragement of creating wildlife
habitat corridors.

Section 5.7.3 (Standards):

-5.7.3.1 (Dimensional):

e Change minimum lot size to 30,000 sq.ft. in Agricultural District.

e Allow lots in R-40 zones to go to 20,000 sq.ft. if connected to a
sewer system.

¢ Allow minimum frontage on cul-de-sac lots to be 50 feet as long as
minimum lot width of 80 feet exists at the building setback line.

e Require a minimum building setback line of 20 feet and a maximum
setback of 30 feet in Open-Space Developments.

e Allow lot frontage (up to 6 lots contiguously) on "common lanes”,
provided that each end of a lane intersects a public way, and further
provided that each lane is maintained by a homeowner's association.

-5.7.3.2 (Clustering Requirement):

Existing wording is confusing, and should be substituted with a

statement that creative groupings of houselots into small

neighborhoods are to be considered where they are practical, and some
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examples of these groupings should be provided to encourage their

usage.

-5.7.3.3 (Access Requirement):

Current wording is confusing, and should be changed to require access

to open space area at readily identifiable areas (marked with signage if

need be).
-5.7.3.4 (Open Space Requirement):

e Percentage of open space should be changed to between 40 percent
and 50 percent, depending on whether proposed subdivision is in
Open Space Overlay District.

e Add clause about "wherever practical, open space shall be
contiguous to other protected open space and/or bodies of water".

e Open space developments in the Open Space Overlay District
should be required to have contiguous open space areas, and should
also have Town of Charlton staff assistance during the design
process, for appropriate consideration of wildlife corridors.

-5.7.3.5 (Bonus Allowance)

Should be changed so that in the Overlay District, the maximum bonus
percentage would be 10 percent more developable lots, as long as the
remaining open space was a minimum of 50 percent. In areas where
open space development is optional, the developer should be allowed
to have of bonus of up to 20 percent more lots, as long as the total
percentage of open space does not fall below 40 percent of the original
parcel, and as long as additional amenities are provided, such as stone
walls, mail-rooms, playgrounds, etc.

[This "incentive" open space development option could have the added

benefit initially of encouraging residential development away from
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established wildlife corridor areas until much later in Charlton's build-
out process]
Section 5.7.4 (Open Space):
No changes are recommended.
Section 5.7.5 (Procedure):
Should be changed to require that a conventional development "yield plan”
of the parcel be drawn (with all buildable lots containing a minimum of
two-thirds upland), so that the "base" number of lots to be proposed can be
determined.
Section 5.7.6 (Definitions):

Should provide definition for "Open Space Development".

Additionally, sidewalks in Open Space Developments should be required to
provide access to the common open space areas for as many dwellings as practical.
Lastly, Charlton's Subdivision Regulations should be changed to add a separate section for
Open Space Development, so that requirements for this type of design can be understood

as a whole.
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Ch. 7

Conclusion

This study has provided a deeper understanding of the inter-connectedness and
inter-dependencies between humanity, wildlife, and the natural environment. It has also
shown that the greatest obstacle to our understanding and acceptance of these inter-
dependencies is our anthropocentric frame of reference. That ultimately humans depend
on the environment to survive is known intellectually, but that knowledge is cold comfort
when we think about how well this concept is accepted economically and politically. The
answers to the conundrum of humans and the environment lie either in physical-ethical
constructs such as sustainability and carrying capacity, or in the major collapse of
ecosystems and species extinction.

The preservation of contiguous open space in support of biodiversity is a valuable
undertaking. Wildlife species are a necessary part of our ecosystems, representing the
living library of the planet's genetic heritage. It cannot be assumed that wildlife corridors
will continuously exist as we develop further and further into remaining open land,
fragmenting habitat and weakening long-term species viability. We need to be proactive
about preserving biodiversity, and this study has offered a basis for accomplishing this at
the local level.

The regional (landscape) level is the most appropniate level in conservation biology
for preserving biodiversity, but today in Massachusetts that level of planning does not yet
exist. This is due to practical reasons (accurate data isn't available) as well as political
reasons (because each community in Massachusetts is a small kingdom unto itself, and
doesn't have to preserve areas it doesn't want to). One possible solution in the interim is
for municipalities within bioregions to work together on their own to identify wildlife

corridors, and to then individually craft development bylaws that collectively will protect
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Conclusion

these areas for the future. As identified in this study, local community staff support should
be used to identify areas where open space development is mandatory for subdivision
development, and should be involved in the design of these projects in order that
preservation of useable wildlife corridors can be accomplished.

As was shown in the Schofield Heights design project, contiguous areas of open
space can be preserved in a way that is sensitive to the protection of wildlife habitat, and
at the same time provide people living in this community with tangible connections and
use of that open space. Connections of people with one another could be improved upon
as well by reducing lot widths, lot areas, and front building setbacks to a more village-like
scale, while at the same time meeting septic system requirements.

That all these "connections" need to be made deliberately has provided the most
important learning of this project. People have always intervened in natural processes, and
this study has been a small testament that we must continue doing so. Because we are
capable of altering the environment on a massive scale, however, we now need to
approach nature as stewards of its future, in order to be sustained. May our timing be

good.
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Appendix A

5.7 Elexible Development
5.7.1 PRurpose

The purpose of the flexible development option is to provide for the
most efficient use of services and infrastructure, to maintain the
Town's traditional New England rural character and land use patterns and
to encourage the permanent preservation of open space.

5.7.2 @applicability

Flexible development shall be permitted on parcels of ten (10) acres or
more in A, R-40 and R-SE districts upon the issuance of a Special Permit
for Flexible Development from the Planning Board upon a finding that the
proposed flexible development will be superior to a conventional
subdivision plan in: allowing for greater flexibility and creativity in
the design of residential developments; encouraging the permanent
preservation of open space, agricultural land, forests and woodland,
historic or archaeological sites, or other natural resources;
maintaining the Town's traditional New England rural character and land
use patterns in which small villages contrast with open spaces, farmland
and forests; preserving scenic vistas; providing for the most efficient
use of municipal and other services; preserving unique and significant
natural, historical and archaeological resources; and encouraging a less
sprawling form of development, but not to the extent that such
development will visually and environmentally overwhelm the land.

5.7.3 Standards

9.7.3.1 Building lots within flexible developments shall conform
to the following standards:

Min. Lot Max.
Zoning Area Setback Building
District Isq. ft.)  Frontage Front Side Rear Coverage
A 45,000 100" 30" 15" 30" 30%
R-40 30,000 100" 30" 15" 15" 30%
R-SE 30,0001 100" 30" 15" 15" 30%

1Building lots may contain 20,000 square feet if connected to a
sewer system.

2,7.3.2 The lots within the flexible development used for
residential structures shall be grouped, where each lot shall be
contiguous. Every group shall be separated from every other group
within any flexible development by a distance determined by the
Planning Board.

5,7.3.3 A strip of permanently restricted open space, the width of
which shall be at the discretion of the Planning Board, shall be
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provided between every group and the exterior property lines of the
flexible development parcel.

5.7.3.4 A minimum of 25% of the land area in the flexible
development shall be permanently restricted open space and shall be
suitable for recreational, agricultural or cultural uses. The
Planning Board may require that at least fifty (50) percent of the
permanently restricted open space shall be free from wetlands as
defined in the Wetlands Protection Act. However, such open space
may contain more than 50% wetlands if the additional open space
consists of bodies of water.

5.7.3.5 The number of building lots proposed may exceed the number
that would normally be allowed by a conventional subdivision plan
in full conformance with zoning, subdivision regulations, health
codes, wetlands bylaws and other applicable requirements by 10% if
the Planning Board finds that the character of the surrounding area
would not be adversely affected thereby and that all other
requirements of this section are met.

5.7.3.6 No lot shown on an approved flexible development plan
shall be further subdivided and the plan shall be so noted.
Relocation of lot lines, street layout and open space layout may be
allowed after approval, provided that no increase in the number of
building lots results thereby and provided further that approval of
the Planning Board is given. If the Board determines that a
proposed revision constitutes a substantial change, a public
hearing shall be held at the expense of the applicant.

5.7.3.,7 Streets constructed within the flexible development shall
conform to the applicable requirements of the Rules and Regulations
Governing the Subdivision of Land.

5.7.4 Qpen Space

5.7.4.1 The open space to be permanently restricted shall be
conveyed to one of the following:

a. The Town of Charlton for conservation, recreation, agricultural
or park purposes if accepted by a Town Meeting; b. A non-profit
organization the principal purpose of which is the conservation of
open space; c. A corporation or trust owned or to be owned by the
owners of lots or residential units within the flexible
development.

The Board may also require that scenic, conservation or historic
easements be deeded to the Town or other non-profit organization.

9.7.4.2 The special permit shall state any restrictions on the use
of the open space. Where such land is not conveyed to the Town, it
shall be covered by a restriction, enforceable by the Town or a
non-profit organization, running with the land, which provides that
such land shall be used only for the purposes specified in the

special permit. Such restrictions may provide easements for
underground utilities but they shall not permit wells or septic
systems upon the land. The open space may not be developed for

uses accessory to the residential use such as parking or roadways.
Wherever practical, the open space shall be contiguous to other
protected open space or bodies of water.
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5,7.4,3 1If the open space subject to the restrictions established
by the special permit is to be owned by a corporation or trust in
accordance with 5.7.4.1 c., maintenance of the common land shall be
permanently guaranteed through the establishment of an incorporated
homeowners association which provides for mandatory membership by
the lot or unit owners, assessments for maintenance expenses, a
general liability insurance policy covering the open space, and a
lien in favor of the Town of Charlton in the event of the lack of
maintenance. The terms of the lien shall provide that the Town
may, if it determines that required maintenance has not been
accomplished as required by the conditions of the special permit,
perform the required maintenance and assess the members of the
corporation or trust, or the corporation or trust itself, for the
cost of such maintenance. Copies of the documents creating the
corporation or trust of the general liability insurance policy ,
and of the lien, shall be submitted to the Planning Board for
review and shall be recorded in the Registry of Deeds , in the form
and with content as approved by the Planning Board, as a condition
of the special permit.

5.7.4.4 The open space shall not be leased, sold or used for
purposes other than those authorized by the special permit. Any
proposed change to the use of the open space shall be approved by a
majority of the Planning Board present and voting, provided that:
the proposed use is consistent with the intent of this Section, and
it will not adversely impact abutters and the use of surrounding
open space by bright lights, noise or other nuisances. The Board
may impose conditions on such proposed uses.

5.7.5 Procedure

5.7.5.1 A pre-application meeting with the Planning Board and
other relevant Boards for review and discussion of a preliminary or
conceptual plan is recommended prior to a formal submission of an
application for a special permit. Preliminary sketches of a
flexible development plan and a conventional subdivision plan are
encouraged to be submitted.

5.7.5.2 No application shall be deemed complete, nor shall any
action be taken, until all required materials have been submitted.
Plans and other submission materials conforming to the Planning
Board's adopted "Procedures for Applications for a Special Permit
for Flexible Development", as filed with the Town Clerk, shall be
submitted to the Planning Board and Town Clerk as required by such
Procedures.

5.,7.5.3 The Planning Board shall, within fifteen (15) days of
submission, distribute one (1) copy of the submission materials
each to the Conservation Commission, Board of Health, Sewer
Commission, Building Inspector, Fire Department and Board of
Selectmen for review and comment. The Planning Board shall not
take final action on the plan within thirty-five (35) days of such
distribution unless such comments are sooner received.

5.7.5.4 The Planning Board shall hold a public hearing and make
its decision in accordance with applicable provisions of M.G.L.
Ch. 40A unless otherwise required by Massachusetts law; the Board
shall hold a public hearing within sixty-five (65) days of the
filing of the application with the Town Clerk:; the Board shall file
its decision with the Town Clerk within ninety (90) days following

97



Appendix A

the date of the public hearing; and the granting of a special
permit shall require a four-fifths (4/5) vote of the Planning
Board. The cost of advertising the hearing and notification of
abutters shall be borne solely by the applicant. The time limits
hereunder may be extended by written agreement between the
petitioner and the Planning Board and any such agreement shall be
filed with the Town Clerk.

5,7,5.5 The granting of a Special Permit for Flexible Development
shall not be construed as definitive subdivision approval under the
Subdivision Control Law. The approval of a definitive subdivision
plan showing a flexible development shall not be construed as the

granting of a special permit. However, the applicants are
encouraged to request a simultaneous public hearing for both plans,
if required. 5.7.5.6 The special permit shall not be valid

until recorded in the Registry of Deeds and no work may commence
until evidence of such recording has been received by the Planning
Board and the Building Inspector. Such recording shall be the
responsibility of the petitioner.

5.7.6 Definitions

The following terms shall have the following meanings for the purposes
of this Section:

A residential development in which single
family dwelling units are clustered together into one or more
groups on the lot and the groups are separated from each other and
adjacent properties by permanently protected open space.
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Source: Bickford, WE and UJ. Dymon, eds. 1990. An Atlas of Massachusetts River Systems:
Environmental Designs for the Future. Amherst, MA: Univ. of Massachusetts Press, pp. 48-9.
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Quinebaug & French
River Basins

The Quinebaug River and the French Riverare both tributaries of the Thames River,
which they join in the state of Connecticut. For their size, these river basins have many
acres of lakes and ponds. The most notable lake is on the French River. It's one of the
largest natural lakes in the state and has the longest name as well: Lake Char-
goggagoggmanchaugagoggchaubunagungamuagg (to the native Americans it means
“you fish onyour side we fish on our side and nobody fishes in the middle.”) Today itis

| River Basin: known as Webster Lake. The basin’s terrain has many hills cresting above 1,000 feet,
£ inebaug and French but its geology is not particularly unusual Therefore, the watershed does not harbor
£ Qu 8 many rare species of plants or animals.

Total Drainage Area: 1,474 aq. mi.
Drainage Ares in MA: 251 sq. mi.

Source of River: Both rivers were altered by federal flood control dams after major floods in 1955.

Quinel ; Water quality problems exist due to previous and current industrial discharges and
b In westem - because of low flows and sedimentation in the impoundments. Major projects are

Brimfield and Wales . . 4 i .
French: ponds of I and now in progress to y these prc The (n g, which is stocked with
1 | brook, brown and rainbow trout, offers good sport fishing. The Freach offers plea-

f sant, winding, slow waters, and particularly lovely scenery when fall color decorates
Mouth of River: the banl

Quinebaug: Thames River

Titul Ri;etl eslB:xve: Both rivers were the sites of factories and mills during the early 1800's. Sturbridge
: Village, the historic reconstruction of the period, demonstrates several water

g“m‘j‘:&‘; mi. powered mills which still use water from the Quinebaug today.

River Length in MA:
Quinebaug: 18.7 mi
French: 14.4 mi.

Major Tributaries: Cady Brook,
Linle River, Mill Brook

Actes of Ponds, Lakes, Reservoirs:
5,999

Hydropower Facilities:
Quinebaug: 2; 168 kw
French: 1; 200 kw

Wastewater Discharges:
Municipal Treatment Plants:
Quinebaug 3; French 2

Features: Webster Lake, Brimfield
State Forest, Old Scurbridge
Villsge, Westville Lake, East
Brimfield Lake, Hodges Village
Dam, Buffumville Lake

N e A RPN S

S ORI O P o L O

~dete

.-

et

River in sutumn

Rare Species:
Plants: autumn cotal root, purple
clematis

Whitetall deer

s ey Rl e T2
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WARRFEN

SUTTON

O B
i 5
$
P Hamilton
Reservoir |
! ~,-,""
s

S 4
RS S AR ot A

[/} H smm Basin Boundary
Milles
LEGEND
LAND FEATURES RIVERINE FEATURES

Dam

D Built-up Land

Protected Land

Il Fecer

- State/Local government

D Private

Hydroelectric facility

Public access

® ) m+

NPDES discharge sites®

CANOE RATINGS

Surface Conditions Aesthetics
1. Smooth 4. Mostly rapid a  Very attractive
2. Mostly smooth x. not recommended b. Pleasant
3. Mixed smooth and rapid h. Passable only in high water ¢ Fair
I Pollution Discharge Elimination System Permit Sites
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Schofield Heichts - Analvsis Pl M
Map 1 Aerial Photograph of Project Area
Map 2 USGS Quad Map of Project Area
Map 3 Available Groundwater
Map 4 Flood Plains in Charlton
Map § Charlton Soil Limitations Map
Map 6 Estimated Rare Wildlife Habitats in Charlton
Map 7 Charlton Agricultural Land
Map 8 Designated Scenic Areas in Charlton
Map 9 Characteristic Charlton Geological Features
Map 10 Charlton Cultural, Archaeological, + Historic Areas

Map 11

Configuration of Parcels Surrounding Project Area
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IMPROVING OPEN-SPACE SUBDIVISIONS

IN CHARLTON

Aerial Photograph of Project Area
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USGS Quad Map of Project Area

ISource; MassGIS.

Appendix C

IN CHARLTON

J.:n!)-

e
fAY

»,
I
[/

fi

)

s

=9
5
=

Sl
"

N
/:/

IMPROVING OPEN-SPACE SUBDIVISIONS

i

\..-w) y 2k .\.\V ‘“‘.l
A DRSS o AP Ny
NPT UNEY

| S T N Jli s e

g 5D ..-F.\Hrﬂtﬂn\\ar\a\\ \\M%\.\ VEoslls % AN
O IR I %ﬂh\;&.»&f/ﬂw Jk\wm&m. %\.a =
Ky RN ,.A” .\ 3 ¥
5 P Ilpu %% :
22N
e g : N s BN LINGED, - P! £ A }
o Ui 200 i g O, . : Z e T = %P. o0 B Pk
SR /.« Ty .
LA\

A R T
. . N 2 . R RS TIEEING
e y L T it TR ] ) 3 g e AR LT P
el e oy eint g Aoshis I teleren YRS N s
WESTEN et ‘ i S A ol
.S.VAM\ v o 434

&
SRR

R
S

£
&

o

\\sm,.M\, . »iﬂﬂmﬂr ﬁ.
S A
CRd Gt N.m ¥

STy
4 SrS .«www..wﬁ.... ol

by

e

é
ok

\

AN

: Qz &
A..._...%N v’.h.\

SN

LSRR TS
SR S U SO
e 5y R YEALT 2 hes
R e e N G HUTEr MR
LS ]

e
. o

PR T i T

AW

A
S
N

IL
e d_——
*

s
[ =

L
g ; ;‘"
%%

o2,
X hu-’,
M
g N2
el
AN

Parg o)

(SN h
ATt AL
.:%AE«.RS:{

ath
=7

-,
O
N

NG

S

.’$¢

W LAY
1y e

o 3
T

D
53




EXPLANATION
AREAS OF AVAILABLE GROUND WATER
AND ESTIMATED YIELD TO
PROPERLY DESIGNED AND CONSTRUCTED WELLS

- Generaly graster than 300 gallons per minuse from s aquifer heving
an sstimated tranemissivity greater than 4,011 fest squared per dey

-Mm. 100 and 300 gallons per minute from an aquifer
having an estimated Wansmissivity between 1,337 and 4,011 fest
squared pey day v

7Y £

Oy S L0 10 e 7 s b s
squared perday - : : )

[ Genendy tes tiam 10 galloms per minwte irom 68 or bedrock heving
;ﬂdwmﬂ.l and 134 fest squared per

Mniciphd well or well Ssid finished In wnconsolidated deposhs

Municipel well or well Beid inished In bedrock

Well or boring finished In unconsolideted deposits

Wl ot boring Bnished tn bedrock

Well or boring that resched bedrock or refusal

_..'—ﬁn.bo-hy

0eo0e0o0

OPEN-SPACE SUBDIVISIONS
IN CHARLTON

Map 3

Available Ground Water Aquifers

: Map of Water REsources In the French-Q Rivers
- MA of Water Resources I -
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Flood Plains
Charlton, MA ’
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B Flood Plains L--

IMPROVING OPEN-SPACE SUBDIVISIONS
IN CHARLTON .
=T Map 4
Scale 170,000 —2SIA Flood Plains in Chariton

Plot produced by OGIA, UMase. . MassGIS
_ Data provided by CMEPC |Appendix c ~p. 105




SLIGHT LIMITATIONS
MODERATE LIMITATIONS
MODERATE LIMITATIONS WITH
PUBLIC SEWAGE PROVIDED

SEVERE LIMITATIONS

UNSUITABLE

IMPROVING OPEN-SPACE SUBDIVISIONS
IN CHARLTON -

- Map 5
Charlton Soils Limitation Map
Source: Charfton Open Space Plan, 1996,
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Estimated Rare Wildlife Habitats

Charlton, MA’

— —
— e— = -

E® Estimated Areas L -

Scale 1:70,000

GIA

Plot produced by OGIA, UMass.
Duta provided by Mass. Natural Herkage Program

IMPROVING OPEN-SPACE SUBDIVISIONS .
IN CHARLTON

Map 6
Estimated Rare Wildlife Habitat

Source: Mass. Natural Heritage Program; Chariton Rural Preservation
fﬁJgsz
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Agricultural Land

Cropland -

IMPROVING OPEN-SPACE SUBDIVISIONS
B Pasture | IN CHARLTON __
. Sia
Scale 1:70,000 peoman o Charlton Agricultural Land

. 108

, . Plot produced by OGIA, UMas. - [source: Chariton Rural Preservation Study, 1907.
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KEY
. UNUSUAL GEOLOGICAL FEATURES - G

1. Erratic Boulder/Rock Shelter

2. Bear Den/Mass of Boulders

3/4. UpperfLawer Gorge of Little River
- . Beech Falls

OPEN HILL TOPS
1. Stedman’s Hill
2. Doane Hill

3. Osgood Hill
4. Cartis Hill
. Wiltiam's Hill-
6. Little Muggett
7. Tavern Hill
8. Hammond Hiil
9. Eastmsn Hill
10. Muggett Hill

* 11 Horne Hill
12. Coalin Hill
13. Wolfe Hill
14. Dresser Hill
15. Masonic Home Hill
16. Carpenter Hill

Piefpoirit I7 :
IMPROVING OPEN-SPACE SUBDIVISIONS

y \
94 “%” IN CHARLTON
v /'/ grem Map 9

d N\ _ .
Haydepa N Characteristic Geological Features

; /\ Source: Charfton Open Space Ptan, 1996,
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KEY

CULTURAL FEATURES
(see report for descriptions)

ARCHAEOLOGICAL SITES
‘ 1. Lelandville, South Chariton

3. Bay Path - aboriginal trail
4. Midsection - prefistoric Indian
site

HISTORIC AREAS
#1. Chariton Center
#2, Chariton City
#3. Charlton Depot

2. North Chariton - historie village
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IMPROVING OPEN-SPACE SUBDIVISIONS
IN CHARLTON

‘ Map 11

Parcels Surrounding/Nearby Project Site
; Charfton Assessor Maps, 1997,
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Appendix D

Laree-Scale Al on S Desi

A. Calculations:
L Given:

1) # dwellings in cluster =6

2) #bedrooms per dwelling = 3

3) total # bedrooms = 18

4) trash disposal units are used

5) gal/day/bedrm = 110 gpd

6) total gpd =18 x 110 = 1,980

7) absorption standard = .33 gal/hr (due to very poor soils)

8) square feet of absorption area per linear ft.of 24" wide trench = 6 sq.ft
9) maximum length available for each trench = 100 ft.
10) total absorption area per trench = 600 sq.ft.
11) maximum width available for absorption field = 180 ft.
12) total number of possible trenches (spaced 6 ft.apart, edge to edge) = 22

L. Required feet of h (per dwelli it):

sq.ft. of trench per unit = total gpd per unit + absorption standard
= 330 + 33
= 1,000 sq.ft trench

factor in trash disposal = 1,000 x 1.5 = 1,500 sq.ft./dwelling unit

[IL Number of : ired (per dwelli it:

number of trenches = 1,500 sq.ft + 600 sq.ft./ trench
= 2.5 trenches =3 trenches (rounded up)

IV. Number of : ired for all dwelli o

number of trenches = 6 dwellings x 3 trenches
= 18 trenches
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V. Total widsl ted for all al . hes:
total width = (18 x2f)+ (18 x6 ft) + (6 ft)
= 36ft + 108ft + 6ft.
= 150

Y1 Tota) area needed for all absorption trenches:

total area 150 ft. x 100 fi.

15,000 sq. ft.

B. Absorption Field Design:

L. Overall Concept:
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TANK

3 TRENCHES PER
DWELLING
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Appendix E
Schofield Heights Desien Feedback F

Sequence # Respondent
0011 Developer 1
0022 Developer 2
0033 Real Estate Agent
0044 Land Surveyor
0055 Professional Engineer
0066 Town Conservation Agent
0077 Town Health Agent
0088 Town Engineer

0099 Developer 3
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Master's Degree Thesis Project of Bruce Keller

Feedback Sheet
Backgmndndlnnmcﬂou.
The exclosed informetion is pent of my mestar’s degros thesis, in which | am looking st Chariton'y existing reguiations on Flexible Dovelopmant
subdivisions, with the goal of better preserving opan-epace for both pecple end wildtife.
. M.ﬁ“ﬁmddlhﬂhh“ﬂm&phhﬂq Oct 31, 1997. (Retwss sddrans: 43 Farringion Street; Franklin, MA
mn Your will provide s reals Chariton'y existing reguistions. Thank you for participating in this

Sy

1) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "A" ?
(check two)
# It sdequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
[} It only meets a couple of the goals identified for the project.
(0 1t barely meets the goals identified for the project.
§ 1t would likely be a very marketabie project.
[ I may or may not be s marketsbie project.
0 It would be a difficult project to market.

Complications with design to be aware of:
——

Beneficial aspects of design to be sware of:

2) Given what you've read/scen in the enclosed documents, what are your gverall opinions of Design Scheme "B” ?
(check two)
[ 1t adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
§ 1t only meets a couple of the goals identified for the project.
[ Tt barely meets the goals identified for the project.
{1 It would likely be a very marketable project.
'ltmlyotmynotbumubublem
0 It would be a difficult projoct to market.

Complmhommththugnmbemof:

[ e S SRS, e e} Ll m‘ﬂjﬂ "l
L

Bcn:ﬁciahspeufddsigntobemof .

Wé' ol AR caa s
3) In your opinion, is the extra mrkhvolvedwiththemdydandldgnphmwonhtheeﬂon?
Y
N If "No", would you reconsider if Planning & Conservation staff essistance from the Town of Chariton

were made svailable for thesc areas? Y [N
4) In your opinion, does the cost savings oa these roadways, slong with the 10% density boous (which allowed the #
of lots in this project go from 50 to 55 lots) fairly compensate the developer for the added initis! design work
ndqntofwalldngtulh? BY ON

5) Based on the results seen with these designs, should the Chariton Planning Board: (answer all)

a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................. 8Y (N

b. Coamsider allowing 20,000 sq.ft lots for homes on common septic systems? ...................... 0y @N

c. Coasider allowing frontage on 20-foot wide common lance/drives in opea-space subdivisions, as long as these
lanes are owned and maintained by some type of "homeowner's association®?................. gy EN

d Allow the density bonus for lots to go up to 20% , and allow the percentage of open-space to go down to 40%,
as long as additional amenities are provided by the developer, such as one or more of the following: gazebos,
mailroom ghelters, playgrounds, stone walls, picket fences, etc.? gy BN

— THANKS AGAIN FOR YOUR TIME! —
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Feedback Form # 0022
oozz

Master's Degree Thesis Project of Bruce Keller

Feedback Sheet

. Background and Instructioas:
o The exdosed information is pant of oxy mestar's degroe thesis, i which | am looking &t Chariton's existing regulations on Flexible Develap
subdivisions, with the goa! of better praserving opan-space for bath people snd wildlife :
o  Please fill out this form, and send it back in the enclosed emvelope by Friday, Oct 31, 1997. (Retum address: 43 Farington Strect; Franklin, MA
02038). Your will provide o realisti of making ch to Charltan's existing regulations. Thank you for participsting in this

king chong

1) Given what you've read/scen in the enclosed documents, what are your overall opinions of Design Scheme "A™ ?
(check two)
It adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
0 It only meets a couple of the goals identified for the project.
{0 It barely meets the goals identified for the project.
_{ 1t would likely be 8 very marketable project.
0 It may or may not be a marketable project.
0 1t would be a difficult project to market.

Complications with design to be sware of:
Too pauch 0 >3 O 7 Aod
ELiming e %47 Cei-DE-5A/C_ %«/44): &);Jﬂt c%.

Beneficial aspects of design to be aware of: . / -
purds_gorw ez L L/lp AHE Cpet 10T

2) Given what you've read/scen in the enclosed documents, what are your overall opinions of Design Scheme "B™ ?
{check two) .
It adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
0 It only meets a couple of the goals identified for the project.
D 1t barely meets the goals identified for the project.
\B' It would likely be a very marketable project.
0 1t may or may not be a marketable project.
0 It would be 2 difficult project to market.

Complications with design to be aware of: . . -
L -2 & s Aocts apiplfC &vz/zm/%,
1o TEN THES « oo Mok FCORDAY)
Bauﬁaalnspeasofdesigntog;mof:

3) In ygur opinion, is the extra work involved with the analysis and design phases worth the effort?
Y

0 N If "No", would you reconsider if Planning & Conservation staff assistance from the Town of Charlton
were made available for thescareas? Y [N

4) In your opinion, does the cost savings on these roadways, along with the 10% density bonus (which allowed the #
of lots in this project go from 50 to 55 lots) fairly compensate the developer for the added initial design work
and cost of walking trails? XY [N ‘ :

S) Based o the results seen with these designs, should the Chariton Planning Board: (answer all)

a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................. %Y ON

b. Consider allowing 20,000 sq.ft. lots for homes on common septic systems? ......................

¢. Consider allowing frontage on 20-foot wide common lanes/drives in open-space subdivisions, as long as these
lancs are owned and maintained by some type of *homeowner's association®™................. XY 0N

d. Aliow the deasity bonus for lots 1o go up t0 20% , and allow the percentage of open-space to go down to 40%,
as long as additional amenitics are provided by the developer, such as one or more of the following: gazebos,
mailroom shelters, playgrounds, stone walls, picket fences, etc.? Y ON

— THANKS AGAIN FOR YOUR TIME| — .

I o 515’7565 “FAE Torw caﬂ:’;}:zz»(, Se& /W{f/'lﬁm/z/é/
’ e . /
SoooSaG  BE ///&t/iv/mf& /70 ’72_57/;,4: %,5@//&/7; p
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Feedback Form # 0033
Q033

Master’s Degree Thesis Project of Bruce Keller

Feedback Sheet
Background and Instructions:
. m“m&mdmmeannmnm%m;mm Flexible Development

subdivisicns, with the goal of better preserving open-apece for both peaple and wildlife.
° H—ﬂdﬁhddlh&hhwmbhﬂqwﬂ.lm (Retum sddrem: 43 Famvington Street; Franklin, MA
02038). Your will provide s resti T3 ges 10 Charllon's existing regulstions. Thank you for participating in this

project!

1) Given what you've read/seen in the enclosed documents, what are your gverall opinions of Design Scheme "A" ?
(check two)
[ Tt adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
§ 1t only meets a couple of the goals identified for the project.
{1 It barely meets the goals identified for the project.
1 1t would likely be a very marketable project.
{1 It may or may not be a marketable project.
'Itwmldbeadiﬂiampmjeclwmrm

Complications with design to be aware of:
SE Leis ep) one siné 6F 20D,

Beneficial aspects of design to be aware of:
f(\ch OPEN 4 PrivAte Sphce,

2) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "B™ ?
(check two)
1t adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
It only meets a couple of the goals identified for the project.
1 It barely meets the goals identified for the project.
0§ It would likely be a very marketable project.
[] It may or may not be a marketable project
§ 1t would be a difficult project to market.

Cmonswnhhﬂgnwbemd"
ELETS 81 ©NE S/DE pF Po i -

Bencficial aspects of design to be aware of:
Mseg Poen o0En & ruvATe S5 PReCE-

3) hymrophhn.hthe:xh*nwoltlnvﬂvedwhhihemalydsmdldgnphmworththeeﬂoﬂ?
Yy
[1 N If "No", would you reconsider if Planning & Conservation staff assistance from the Town of Charlton
were made available for thescareas? Y [N

4) Ib your opinion, docs the cost savings on these roadways, along with the 10% deasity bonus (which allowed the #
of lots in this project go from 50 to S5 lots) fairly compensate the developer for the added initial design work
and cost of walking trails? oYy BN 1S cro5E

S) Based on the results scen with these designs, should the Chartton Planning Board: (answer all)

a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions?

b. Consider allowing 20,000 sq.fi. Jots for homes on common septic systems? ......................

c. Consider allowing froatage on 20-foot wide common lanes/drives in open-space subdivisions, as Jong as these
lanes are owned and maintained by some type of “homeowner's association™................. 4y N

d. Allow the density bonus for lots to go up t0 20% , and allow the percentage of open-space to go down to 40%,
as long as additional amenities are provided by the developer, such &s onc or more of the following: gazebos,
mailroom shelters, playgrounds, stonc walls, picket fences, etc.? ¢y ON

— THANKS AGAIN FOR YOUR TIME] —
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Appendix E

Master’s Degree Thesis Project of Bruce Keller
’ o 3
Feedback Sheet

Background and Instructions:
. m“d«mhmﬂwm‘lmtmnﬂdlnb&utl‘ rRon's existing regulations ca Flexibie Develop

subdivisions, with the goal of bettar preserving open-epece for both people and wildlife. ’
. M.d“h-‘dlhﬂhb-&dmuhﬂqwn.lm (Retra sddress: 43 Fasvingtan Street; Frankln, MA

02038). Your will provide & g changes to Charlion's existing regulstions. Thank you for participsting io this

project!

1) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "A" ?
(check two)
] ltldaqu(dymﬂsaﬂdthegm!smnﬁedfmthcpom(ldennﬁedonpageSofchaptcrS)
R It only meets a couple of the goals identified for the project.
[ It barely meets the goals identified for the project.
[ It would likely be a very marketable project.
[0 It may or may not be a marketable project.
g It would be a difficult project to market.

Complications with design to be aware of:

Boho LEVCHY 1 coPp oy B3 FLE0D U B N-32o80 SN0 Rem/alE 2E- A0S TARE corprensy

Beneficial of design 1o be of;/FM'WS ARG SLOLBACD PROTEG e r MmSTET H& Cones
pAs PHS f SO D [ 000 Rl T PO OEZ pRsT Sy 4CP ot Xrp-

2) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "B” ?
(check two)
il nwmmdhmmtahm)&(x@nﬁeﬂmm@wdmﬂ
8 It only mects a couple of the goals identified for the project.
{1 It barely meets the goals identified for the project.
0 It would likely be a very marketable project.
[1 It may or may not be a8 marketable project. -
It would be a difficuit project to market.

Complications with design to be aware of:

RO LAMETT Ano nec€5> caved 55 SMOUBYY ¥ 1arrg0ad

O ST TY Meprral COHLS LaleD gm»vUMMn IRy, Pl syl RoON o Had 44¢ LIPCS AT
Beneficial aspects of design to be aware of:

Lo PrsrE P TS T loan mpNY NoUIE S/ES 7O OFgn fIRe¥S COMman (ERH F/6T0%

3) Ir your opinion, is the extra work involved with the analysis and design phases worth the effort?
0y
JKN  If *No®, would you reconsider if Planning & Conservation staff assigance from the Town of Charlton

were made available for thescareas ? [ Y [N NN/ PRC T77974 Sopid 53 Y5> ro
STEBmi IANS BONat STPI7rv AOT FEAARAIE PEFCH SYPOONT FGR [ & UTEEA

4) In your opinion, does the cost savings on these roadways, along with the 10% density bonus (which allowed the #
of lots in this project go from 50 to S5 lots) fairly compensate the developer for the added initial design work
ndeoaofwalldngtrnlh? BY ON

5) BMumwummmdemmmmnmum (answer all)
a. Consider reducing kot sizes down to 30,000 sq.ft. in open-space subdivisions?

b. Consider allowing 20,000 sq.ft. lots for homes on common septic systems? ...................... >3
¢. Consider allowing frontage on 20-foot wide common lancs/drives in open-space subdivisions, as long as these
lanes are owned and maintained by some type of "homeowner's association® Tl BY . N

d Allow the density bonus for lots to go up to 20%, and allow the percentage of open-space to go down to 40%,
as long as additional amenities are provided by the developer, such as one or more of the following: gazebos,
mailroom shelters, playgrounds, stone wallg, picket fences, etc.? qY N

— THANKS AGAIN FOR YOUR TIME/ — '
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Appendix E

Feedback Form # 0055

Q0sS
Master’s Degree Thesis Project of Bruce Keller

Feedback Sheet
Background and Instructions: ) )
o mwMimdqmthMlnb&h‘}m% wirling regul a Flexible Dx
subdivisions, with the goal of better presarving opan-space for both people and wildlife ) ]
s Please il out this form, and send i back in the enclosed emrvelope by Friday, Oct 31, 1997, (Rmnn&n lempm&n;a:; F.r-:k..ln, MA
02038). Your will provide a realisti of making changrs to Charltan'y existing regulstions. Thank you for participating in this

prodoct!

1) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "A" ?
(check two)
xItadeqmlclynwasaﬂofﬂngoalsidmﬁﬁedforthcpmjea(ichnﬁﬁedonpagelofchaptch).
0 It only meets a couple of the goals identified for the project.
[ 1t barely meets the goals identified for the project.
{1 It would likely be a very marketable project.
H It may or may not be a marketable project.
0 1t would be a difficult project to market.

Complications with design to be aware of:
IAWVIQAUAL LOT QWWERSHIA vs, CoMbon) 0rc) SPACE  AREAS

Beneficial aspects of design to be aware of:
OREAT _0PEN _SPACE OAPIATUNITIES

2) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "B" ?
(check two)
JK It adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
] It only meets a couple of the goals identified for the project.
[ It barely mects the goals identified for the project. ..
(1 It would likely be a very marketable project. . .
11 It may or may not be 8 marketable project.
1t would be a difficult project to market.

Coqiiaﬁoﬁwnhugnmbemmof:
LOCATION) OF (omion) LEWeH AREY]S DICTATEL £y S0l COMAITHAS

Beneficial aspects of design to be aware of:
_ ExCRLLENT  0PeN  SPatE

3) In your opinion, is the extra work involved with the analysis and design phases worth the effort?
Y

BN If "No", would you reconsider if Planning & Conservation staff assistance from the Town of Charlton
were made available for these arcas ? Y (N

4) In your opinion, does the cost savings on these roadways, along with the 10% density bonus (which allowed the #
of lots in this project go from 50 to 55 lots) fairly compensate the developer for the added initial design work
and cost of walking trails? Y ([IN

5) Based on the results seen with these designs, should the Chariton Planning Board: (answer all)

a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................ &Y ON

b. Consider allowing 20,000 sq.ft. lots for homes on common septic systems? ...................... 11D ¢

c. Consider sllowing frontage on 20-foot wide common lanes/drives in open-space subdivisions, as long as these
lanes are owned and maintained by some type of *homeowner's association®?................. Y [N

d Allow the density boaus for lots to go up 1o 20% , and allow the percentage of open-space 1o go down to 40%,

. aslong as additional amenities are provided by the developer, such as onc or more of the following: gazebos,
mailroom shelters, playgrounds, stone walls, picket fences, etc.? K{ ON

— THANKS AGAIN FOR YOUR TIME! —
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Appendix E

Feedback Form # 0066
OO0GG

Master's Degree Thesis Project of Bruce Keller

Feedback Sheet
Background and Instructions:
mwm-qummmn-mmnmuamam.mmww
subdivisions, with the goal of better preserving opan-epece for both people and wildlife.
Piease Sl out this form, and send it back i the enclosed envelope by Friday, 0¢Jl.l’97 (Retum address: 43 Farringlon Street; Frankln, MA
02038). Your will provide & realisti of making changes to Charlton's ing regulstiana. Thank you for participating o this

project!

1) Given what you've read/seen in the eaclosed documents, what are your overall opinions of Design Scheme "A" ?
(check two)
0 It adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
0 It only meets a couple of the goals identified for the project.
[ It barely meets the goals identified for the project.
[ It would likely be a very marketable project.
[ It may or may not be a marketable project.
0 It would be a difficult project to market.

Complications with design to be aware of: .
V) c) - o W ‘b
Crraevottnm wniA ?lsw\a‘vmss may ¢ a god_idaa. -

Beneficial aspects of design to be aware of:
—Optima| vseof space

2) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "B" ?
(check two)
B It adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
[] It only meets & couple of the goals identified for the project.
[ It barely meets the goals identified for the project.
0 It would likely be a very marketable project.
0 It may or may not be 8 marketable project.
[ It would be a difficult project to mariact.

o an aisocia L(,lm—

4"Z‘ommm owef:uw?ﬂm /mi) L“""’WM )

umwsrg;(muau w
Beneficial aspects of design to be aware of:
ovhma f us(J‘quPw

3) In your opinion, is the extra work involved with the analysis and design phases worth the effort?
§Y
0 N If "No®", would you reconsider if Planning & Consesvation staff assistance from the Town of Charlton
were made available for thescareas? [Y [IN

4) In your opinion, does the cost savings on these roadways, along with the 10% density bonns (which allowed the #
of lots in this project go from 50 to 55 lots) fairly compensate the developer for the added Initial design work
and cost of walking trails? BY [IN

5) Based on the results seen with these designs, should the Chariton Planning Board: (answer all)

8. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................. Y [ON

b. Coasider allowing 20,000 sq.ft. lots for homes on common septic systems? ...................... 0y @gN M"w

c. Comduaﬂmngﬁmm&-fouwkhmmhmd&wuhopmwmb&vmmubngum
lancs are owned and maintained by some type of "homeowner's association™................. Y (N

d Allow the density bonus for lots to go up to 20% , and allow the percentage of open-space (0 go down to 40%,
as long as additional amenitics are provided by the developer, such as onc or more of the following: gazebos,
mailroom shelters, playgrounds, stone walls, picket fences, etc.? BY [ON

— THANKS AGAIN FOR YOUR TIME! —
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o117

Master's Degree Thesis Project of Bruce Keller

Feedback Sheet
Background and Instructions:
Thndmdnhmm.mdmm@:ﬁmn“lnb&ulaﬂm\mmmww
subdivisions, with the goal of bettar preserving open-apace for both people and wildlife.
. M.dﬁh-‘n‘lh&hhwmw”hﬂqmll.lm (Return sddrem: 43 Farrington Syreet; Franklin, MA
02038). Your will provide a reals of changes to Charlton's existing regulstions. Thank you for participating in this

projoct!

1) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "A"™ ?
(check two)
1 It adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
{1 1t only meets a couple of the goals identified for the project.
[ It barely meets the goals identified for the project..
{} It would likely be a very marketabie project.
A It may or may not be a marketable project.
] It would be a difficult project to market.

Complications with design to be aware of:

Beneficial aspects of design to be aware of:

2) Given what you've read/scen in the enclosed documents, what are your overall opinions of Design Scheme "B" ?
‘check two)
hadequatclymcdsaﬂofthcgoa!s:dennﬁedfmthcmea(ldmnﬁedonpag:3ofchaptch)
(1 It only meets a couple of the goals identified for the project. .
{1 It barely meets the goals identified for the project. ,
XK 1t would likely be a very maiketable project. . ~
[ It may or may not be a marketable project.
{] It would be a difficult project to market.

Complications with design to be aware of:

Beneficial aspects of design to be aware of:

3) In your opinion, is the extra work involved with the analysis and design phases worth the effort?
Y

{1 N If "No", would you reconsider if Planning & Conservation staf) assistance from the Town of Chariton
were made available for thescareas? Y (N

4) In your opinion, does the cost savings on these roadways, along with the 10% density bonus (which allowed the #
of lots in this project go from S0 tg S5 lots) falrly compensate the developer for the added initial design work

and cost of walking trafls? Y [ON
5) Based on the results seen with these designs, should the Chariton Planning Board: (answer all)
a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................. ay /l/N
b. Consider allowing 20,000 sq.ft. lots for homes on common septic systems? ..................... gy
-¢. Consider allowing frontage on 20-foot wide common lanes/drives in open-space subdivisions,“as long as these
lancs are owned and maintained by some type of "homeowner's association®?................. 0Y XN

d Allow the density boaus for lots to go up to 20% , and allow the percentage of open-space to go down to 40%,
as long as additionsl amenities arc provided by the developer, such as one or more of the following: gazebos,
mailroom shelters, playgrounds, stone walls, picket fences, etc.? 0y XN

— THANKS AGAIN FOR YOUR TIME! —




Appendix E

Feedback Form # 0088

00 &8

Master's Degree Thesis Project of Bruce Keller

Feedback Sheet
Background and Instructions:
. mwm-mdqmmmnmmnm;nmsm;mumw

subdivisions, with the goal of bettar prescrving opan-epace for both peaple and wildlife.
. Mﬂdﬂh-‘n‘lhﬁhh“”i’llﬂq Oxt 31, 1997. (Return addrem: 43 Farrington Street; Franklim, MA
02038) Youxr will peovide s ing changrs 10 Charflon's existing regulstions. Theok you for pasticipating io this

project!

1) Given what you've read/seen in the enclosed documents, what are your overall opinions of Design Scheme "A" ?
(check two)
# It adequately meets all of the goals identified for the project (identified on page 3 of chapter ).
01 It only meets a couple of the goals identified for the project.
[ 1t barely meets the goals identified for the project.
1 It would likely be a very marketable project.
B It may or may not be a marketable project.
[ It would be a difficult project to maricet.

onswnhdmgnlobcmeof
“evu.ceo HEPTIC DSTEM &MPL!GATE ovoum\-\\P L dEe WO

AS Y rommo | TRAMC THRoLVAH “OETLasd0”

Benefici lspeasof@gnlobemof « "
=P SO, Vcommond
I4

2) Given what you've read/secn in the enclosed documents, what are your overall opinions of Design Scheme "B™ ?
(check two)
§ 1t adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
[ It only meets a couple of the goals-identified for the project.
[1 It barely meets the goals identified for the project.
0 It would likely be a very marketable project.
§ It may or may not be a marketable project.
{1 It would be a difficult project to market.

Complications with design,to be aware of:

[ SSG  A@ovE

Beneficial aspects of design sware of:
(oTBE  AOVE

3) In your opinion, is the extra work involved with the analysis and design phases worth the effort?
Y

0 N If *No", would you reconsider if Planning & Conservation staff assigance from the Town of Charlton
were made available for thescareas 7 [[Y [N

4) In your opinion, does the cost savings on these roadways, along with the 10% deasity bonns (which allowed the #
of lots in this project go from 50 to 55 lots) fairly compensate the developer for the added initial design work
and cost of walking trails? §Y ON

5) Based on the results secn with these designs, should the Charlton Planning Board: (answer all)

a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................. Y ON

b. Consider allowing 20,000 sq.ft. lots for homes on common septic systems? ...................... Y ON

¢. Consider allowing frontage on 20-foot wide common lanes/drives in open-space subdivisions, as long as these
Ianes are owned and maintained by some type of *homeowner’s association™................. BY [N

d Allow the density bonus for lots to go up to 20% , and allow the percentage of open-space to go down to 40%,
as long as additional amenities are provided by the developer, such as one or more of the following: gazebos,
mailroom shelters, playgrounds, stone walls, picket fences, etc.? 4Y [ON

— THANKS AGAIN FOR YOUR TIME!—
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co7

Master's Degree Thesis Project of Bruce Keller

Feedback Sheet
Background and Instructions:
s  The enclosod information is part of my master's degree thesis, in which 1 am looking st Charkon's existing regulations an Flexible Develop
subdivisions, with the goal of better preserving open-epsce for bath people and wildlife :
) M.dﬁh-ﬂaﬂkhﬂhh“-ﬂhhﬂq Oct 31, 1997. (Retumn sddress: 43 Farringian Strect; Frankln, MA
02038). Your will provide & reali g ch to Charkon's existing regulations. Thank you for participsting in this
proged

1) Given what you've read/scen in the enclosed documents, what are your overall opinions of Design Scheme "A" ?
(¢ )
t adequately meets all of the goals identified for the project (identified on page 3 of chapter 5).
{1 It only meets a couple of the goals identified for the project.
0 It barely meets the goals identified for the project.
0 It would likely be a very marketable project.
01 It may or may not be a marketable project.

0 It would be a difficult project to market.
Comwuﬁmﬁmupwumnoﬁkm OF Q.‘a

Beneficial aspects of design to be aware of:

2) Given what you've read/seen in the enclosed documents, what are your overall opinlons of Design Scheme "B" ?
(check two)
0 n:dcquatdymnetsl.llofthcgnklchmﬁedfonhepmect(ldmuﬁedonpagc!ofchapmS)
[1 It only meets a couple of the goals identified for the project. i o
[1 It barely meets the goals identified for the project.
[1 It would likely be a very marketable project. -
{1 It may or may not be a marketable project.
{1 It would be a difficult project to market.

Complications with design to be of:

—

Beneficial aspects of design to be aware of: ‘. t‘

3) Inyour is the extra work involved with the eralysis and design phases worth the effort?

N If "No", would you reconsider if Planning & Conservation staff assistance from the Town of Chariton
were made available fortheseareas? 1Y [IN

4) In your opinion, does the cost savings on thedf’roadways, along with the 10% density bonus (which allowed the #
of lots in this project go from 50 to ) fairly compensate the developer for the added initial design work

and cost of walking trails? ON
S) Based on the results scen with these designs, shoald the Chariton Planning Board: (answer all)

a. Consider reducing lot sizes down to 30,000 sq.ft. in open-space subdivisions? ................. N

b. Consider allowing 20,000 sq.ft lots for homes on comumnon septic systems? ...................... IN

¢. Consider allowing frontage on 20-foot wide common lancs/drives in open-space subdivisibg? as long as these
lanes are owned and maintsined by some type of "homeowner's association™................. N

d. Allow the density bonus for lots to go up to 20% , and allow the percentage of open-space to go to 40%,
as long as sdditional amenities are provided by the developer, such as one or more of the fol . gazebos,
mailroom shelters, playgrounds, stone walls, picket fences, etc.? ON

-— THANKS AGAIN FOR YOUR TIME! —
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