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I. Goals and Objectives
The Town of Tolland has undertaken a deliberative and public process to envision a new and innovative land development plan that would create a gateway to its historic town center.  The development would consist of architecture and land use patterns that are based on a traditional New England village.  Accordingly, the development will complement existing land uses surrounding the Tolland Green and Historic District and adjacent residential development.  It will also provide for a mix of complementary land uses arranged in compact and attractive districts in order to optimize developability and create walkable neighborhoods while preserving environmentally sensitive areas and protecting natural resources.

The development vision – for the area designated the “Tolland Village Area” as developed by the Town of Tolland’s Planning and Zoning Commission
, would echo the principles of Smart Growth and New Urbanism to ensure that development enhances the economic base of town and the quality of life of residents. The vision for the Tolland Village Area includes:
· Preserve the character in areas near the Historic District.
· Plan for more intense development in the “gateway area” adjacent to Interstate 84.
· Provide for transitional use and density between these areas.
· Establish and maintain buffers to adjacent residential development.
· Protect important natural resources.
· Provide guidelines so that development is consistent with New England village architecture.
The strategy to achieve this vision follows the three initially designated Action Areas that would allow development to transition from more intense and commercial development in the “Gateway” areas adjacent to the I-84 interchange to less dense and more residential and civic uses in the “South Green” area adjacent to the historic Tolland Green. 
Following is a summary of the goals and objectives of this initiative as paraphrased from the 2007 Special Area Study
: 
Goals and Objectives: Evaluate and define the best land uses and development patterns that: 

· Respect the integrity of residential and historic areas.
· Provide commercial development that optimizes developability and marketability of the area.
· Provide safe streets for motorists, pedestrians and bicyclists.
· Incorporate park-like spaces and/or greenways.
· Enhance the gateway to the National Historic Register Tolland Green.
· Obtain broad public support.
· Protect important natural resources (especially surface and groundwater).
The development strategies considered for the implementation of the Tolland Village Area represent an exciting new way for the Town of Tolland to attract quality economic development while enhancing livability - to better manage its land assets while maintaining the town’s unspoiled rural and historic village character.   Smart Growth and New Urbanism techniques based on traditional planning principles are an antidote to suburban sprawl.
II. Strategic Plan
Smart Growth, also known as compact development, comes in a variety of forms such as Traditional Neighborhood Development (TND), New Urbanism, and Transit-Friendly Districts, depending on the mix of uses and their densities.  Compact development can inject new life into communities and help neighborhoods become more connected and sociable places, and ultimately increase property values. 
Compact development may include revitalized, historic town centers or new communities constructed with traditional planning and design practices.
Benefits of compact development include
:
· Neighborhoods that are walkable encourage healthier levels of activity
, 
· Promotes social and intergenerational interaction, and a renewed spirit of community. 

· Emergency and public safety response times are shorter for development located in compact districts than in peripheral, low density areas.

· By absorbing growth in existing communities, compact development reduces growth pressure on rural areas, provides for efficient use of land and services, and can improve quality of life in older communities. 

· Through sensitive design, compact development can introduce new types of housing into the community. 

III. Guiding Principles: 

There are many examples or precedents of traditional communities in New England that utilize these principles, most of them were created in the 17th or 18th century and have resisted pressure to alter their urban form to accommodate the automobile.  They are diverse in use and population.  They are attractive, civically-oriented and intimate places that are memorable because they are human-scaled and have unifying design features and architecture.  The patterns of development and visual qualities are shaped by their history, climate, ecology, and building practices.

The traditional New England communities with these qualities that we believe are most compatible with the densities and characteristics of Tolland Center include Stonington Borough in Stonington, Connecticut and the historic Strawberry Banke neighborhood of Portsmouth, New Hampshire.  Our design recommendations (e.g. block size, street widths, lot sizes, building massing, etc.) for the Tolland Village Area are informed by these special places.  Images of these precedents can be found in Appendix 1.
These traditional, compact communities or neighborhoods share the following traits which we consider to be principles that should guide the development of the Tolland Village Area
:
A. Districts or Neighborhoods

· Neighborhoods should be compact and connected to a commercial center, civic buildings, open space and parks. Compact development contributes to safe and attractive pedestrian environments and can enhance circulation and walkability.
· Many activities of daily living should occur within walking distance, allowing independence to those who do not drive, especially the elderly and the young. An interconnected networks of streets should be designed to encourage walking, reduce the number and length of automobile trips, and conserve energy. 
· Densities are higher than found in surrounding districts.

· The district has a diverse mix of complementary land uses, numerous activities, and attractive destinations.
· There is a broad range of new housing types, sizes and price levels that accommodates diverse ages, groups and income levels to promote daily interaction, and strengthen personal and civic bonds essential to community.
· Public spaces are provided for informal gatherings, recreating and socializing.  

· A range of transit and transportation options are promoted by the form and function of the street network.

· The development incorporates natural lands and systems and its design includes low-impact development strategies that serve to protect important natural resources.
B.
Blocks and Streets

· Streets must create short, interconnected blocks. 
· Alleys are provided where possible for overhead utilities, to remove garages, garbage pick-up and driveways from the street.
· A pedestrian-friendly environment is a principal design objective with safe crosswalks, accessible and tree-lined sidewalks and other “Complete Streets” strategies.
· Streets must be safe for children and senior citizens. The street network facilitates traffic flow while reducing traffic speeds. Pedestrians and bicyclists are considered equally with vehicles in the design and function of streets.

· Vehicle travel lanes should be narrow, intersecting streets should have small curb radii, and on-street parking should be provided to calm traffic.

· Parking is not a predominant land use. All parking lots should be small and located to the rear of commercial buildings and should be public or at least shared among numerous uses.
C.
Architecture

· Buildings should be designed with a human scale within a set of guidelines for massing, form and materials to relate to Tolland’s unique vernacular and its traditional town center.

· Ensure that buildings proposed for prominent corners (and at terminal views) are designed with distinctive vertical elements (turrets, towers, etc.), welcoming entries, and hidden parking.

· Buildings should be situated close to the street to create visual enclosure and to contribute to a safe and stable neighborhood by providing “eyes on the street”.

· A diversity of housing types should be provided.  Many examples exist where smaller, moderately priced townhouses are adjacent to significantly higher priced units, and the difference in style or value is not apparent. Varying market gradations can coexist in the same structure as another way to create moderately priced units without architectural or geographic segregation.

D.
Buildings in the Commercial Center
· A walkable commercial center within walking distance (1/4 mile) to surrounding neighborhoods should be created that provides everyday needs and services (grocery store, pharmacy, schools, library, medical services, coffee shop, pub, etc.). 
· The buildings in this commercial center should be 2 to 3 stories in height with some 4 story buildings depending on grade and should incorporate housing in the upper stories.
· The ground level of buildings should provide visual interest to pedestrians.

· Sidewalk cafés with outdoor seating, retail display windows, low walls or fences, and some overhead protection (e.g. awnings, umbrellas) should be encouraged throughout the commercial center.

· Locally owned small businesses or larger independent stores should be encouraged and tax abatements and other incentives should be explored.
IV.
Zoning Recommendations

Compact, traditional neighborhoods or New Urbanism projects are best implemented under a relatively new zoning technique call Form-Based Codes (aka the SmartCode).  The SmartCode is the preferred tool because it codifies the vision of what you want your community to look like.  It places greater emphasis on the form the development will take and less on what the use of it is. 
The SmartCode is recommended over conventional zoning ordinances and subdivision regulations conventional zoning focuses on use but the quality of form is often overlooked.  Conventional regulations also tend to promote sprawl development because of oversimplified and sometimes arbitrary approaches to land use-separation, density limitation, and public improvements standards.
  
Because the SmartCode is a very specific form-based code focused on outcome, it ensures residents a neighborly character. The SmartCode states exactly what type of neighborhood a community wants at various locations, providing guidance for developers. When a developer follows SmartCode, permitting is often quicker and easier.

Specifics points about the SmartCode include:

Promotes Walkability and Pedestrian-Friendly Design
The SmartCode promotes neighborhood centers and corner stores where residents can walk 5-10 minutes to satisfy many of their daily needs. Not only is this a convenience for neighborhood residents, it also provides an additional local gathering place where neighbors can see one another, which strengthens the neighborhood and the sense of community.
The SmartCode recognizes that vibrant communities are designed to accommodate all forms of mobility, particularly walking. We walk where we feel safe. Narrow streets require drivers to drive slowly, increasing the safety for pedestrians, bicyclists and drivers. We also walk where we feel comfortable. Street trees provide shade and a sense of enclosure and we feel embraced in this shaded “outdoor room.” We also like to walk down streets that are interesting. The SmartCode encourages a variety of housing types and inviting windows of retail shops to create a lively and interesting streetscape.

Emphasizes the Importance of Streets. 
The SmartCode encourages the development of safe, efficient street and sidewalk networks sized appropriately for their location within the community. Vibrant communities have interconnected street networks that disperse traffic and decrease congestion so that drivers and pedestrians have the convenience of a variety of routes to work, school, shops and recreation.

Promotes Living Choices

The SmartCode recognizes that people need a variety of living choices. Some people enjoy living in a townhouse within walking distance to active outdoor cafes and shops. Others prefer a home on a large lot away from a city center. SmartCode promotes a variety of community and housing types within neighborhoods so that residents don’t have to move out of their community if their needs change, such as requiring a smaller or larger home or attractive housing in a downtown that doesn’t demand the use of the car.
Administration

Administratively, the SmartCode differs from traditional development regulations in that it is a “unified code”, combining zoning with subdivision regulations, landscape requirements, and public improvements standards. This is part of its strength, in that it avoids conflicts and redundancy between these types of regulations. Also, jurisdictions often build incentives into the SmartCode, by providing expedited review and approval of SmartCode projects. Other ways Tolland can incentivize developers to use the SmartCode include:

• Applications can be processed administratively rather than through public hearings; 

• Applications can be processed with priority over others; 

• Review fees may be reduced;  

• Traffic impact reports may not be necessary; 
• The Town could assist with the design and construction of streets and other infrastructure if grant funding assistance was available; 

• Tax abatements for first-time buyers of newly created dwellings and businesses could be explored. 

The intent is to make the process easier for “smart growth” projects. 

Tolland can adopt the SmartCode as a “parallel code”, in which an applicant can follow the conventional municipal regulations or the SmartCode. Over time the Town may choose to replace the conventional regulations with the SmartCode altogether. In some instances, cities have adopted portions of the SmartCode to apply mandatorily in specific locations, such as historic downtown areas. 

Transect Zones
The SmartCode establishes that there are commonly-accepted qualities associated with the different areas that make up a community - from urban to rural. This is referred to as the transect. Within the six principal zones of the transect, a high-quality public realm is the primary objective. Transect zones are geographic areas within sectors for which specific thresholds are established.  Within each transect or “T” zone, there are appropriate levels of walkability, diversity, density, and the design of the public realm.  
Permitted land uses are described as “restricted”, “limited”, or “open”. In rural areas, natural preservation, low density, and vehicular accessibility are dominant. In more urban areas, mixed-uses, high-density, and pedestrian (and transit) accessibility are dominant. 

Tolland could calibrate the SmartCode to local conditions by addressing the particular uses and dimensional requirements of T-zones.  When “calibrating” the Code, how changes will affect walkability, density, street network development, etc. must be carefully considered. 

The standard transect zones of the SmartCode are: 

• 
T1-Natural: areas intended for natural preservation exclusively 

• 
T2-Rural: areas intended for natural preservation, agricultural use, very low density or clustered residential development, and controlled lodging, retail, office, civic, and other uses. Land uses are “restricted”. 

• 
T3-Sub-Urban: areas intended for clustered residential development with varying density and controlled lodging, retail, office, civic, and other uses. Land uses are “restricted”. 

• 
T4-General Urban: areas intended for medium-high density residential development with lodging, retail, office, civic, and other uses. Land uses are “limited”. 

• 
T5-Urban Center: areas intended for high-density residential development with lodging, retail, office, civic, and other uses. Land uses are “open”. 

• 
T6-Urban Core: areas intended for maximum density of residential, lodging, retail, office, civic, and other uses. Land uses are “open”. 

• 
SD-Special District: areas intended for a unique mix (or lack thereof) of land uses which require special requirements or alleviation of typical SmartCode requirements. 

In addition to density and mix of uses, transect zones are further regulated by parking ratios, block size, public and private frontage characteristics, civic space types, site layout (lot occupation and building disposition), and building height. 
In the Tolland Village Area, only two transect zones are being considered to achieve the goals and objectives of this study: T-3 (Sub-urban Zone) and T-4 (General Urban Zone).  Consistent with the recommendations in the Tolland Gateway Vision Plan, specifically, the recommendation to allow three levels of density and intensity of development: 1) High Intensity Business Uses; 2) Low Intensity Business Uses; and 3) Residential; the T-4 Transect is further subdivided into two subzones T4L (General Urban Limited) and T4+ (General Urban Zone Plus) in recognition that 

A more detailed description of the transect zones proposed for the Tolland Gateway/ South Green Area follows:

T3 – Sub-Urban Zone: Detached single-family houses surrounded by lawns and landscaped yards. Each lot allows one main building (maximum three stories) and one “ancillary” building (maximum two stories). Home offices are allowed.

T4L - General Urban Zone “Limited”: Consists of primarily residential buildings, on lots typically smaller than T3, with small (1,000 square feet) mixed-used neighborhood retail limited to first story of buildings at corners, not more than two corner stores per block. Buildings are two to three stories maximum. Additional density is not allowed through transfers. This zone allows a very limited level of mixed-use.

T4+ (T4 “Plus”) – General Urban Zone “Plus” Allows greater intensity of mixed use; buildings may be totally residential or a mix of office/retail/residential or small lodging (12 rooms max.) depending on market demand. Buildings are 2-3 stories with some four story buildings dependant on grade. 

Allowed Land Uses

Within each transect zone there are certain uses allowed by right and certain uses allowed by special exception. The SmartCode addresses these first by basic categories: residential, lodging, office, retail, and other (agriculture, automotive, civil support, education, and industry). Each category is then broken down into individual uses. Rather than simply segregating uses, the SmartCode posits that, to some extent, most uses may be appropriate within each of the six main zones, when their “form” is properly controlled. The code controls the intensity and density of these uses as appropriate to the intended character of each zone. 

Bulk Requirements 

Building setbacks, as in typical zoning, affect front, rear, and side yards. In T2 and T3, setbacks are established as minimums, in the more intense zones, the setbacks have both minimums and maximums. Building Disposition is the location of the building on the site by reference to the location of yards (edge yards, side yards, rear yards, and courtyards). In lower intensity areas (T1-T3) edge yards, or yards surrounding the building are typical. In more urban areas (T4-T6) side and rear yards and courtyards are the standard, where the building is located along the primary and secondary frontages. 

Parking 
Currently in Tolland, parking is regulated by Zoning solely by use with each use having a minimum/maximum range. With the SmartCode, parking is regulated according to the basic land use types (residential, lodging, retail, and office) and according to T-zone. For instance, an office in T5 would require slightly less parking per square foot than an office in T3. Compared to T3, in a T5 area a shopper or errand-goer is more likely to walk to the location, use transit, or park and walk to multiple locations (requiring only one space for multiple errands). Further, the SmartCode includes a method for calculating shared-use parking. This is measured according to the quantity and mix of uses sharing an off-street parking area. 

Environmental protection
The SmartCode would be compatible with the Town’s Low Impact Development regulations since:

a)  it encourages outright preservation or only low-density development in areas desired to be protected, as initially defined by allocating T-zones, or, more commonly, in a Sector Plan designating Open Space Sectors. 
b) The code balances development rights with environmental concerns by lending greater flexibility in target growth and infill areas to encourage compactness, thereby avoiding unnecessary consumption of non-targeted areas. 
c) The SmartCode requires stormwater be treated on-site in T3 but allows it to be treated off-site through some underground storm drainage in T4. 
d) The Code also regulates vegetation types/species and amount of permeable surfaces according to T-zones. 

Aesthetics
The SmartCode does not specifically regulate aesthetics but does include design standards.  These standards, however, do not address architectural “style” but address building wall materials generally, proportions of openings and windows, and the slopes of roofs and parapets to conceal on-roof mechanical equipment.  If Tolland desires further regulation of aesthetics, a pattern book or historic district standards may be used in conjunction with a SmartCode for specific areas.
The “public works” addressed by the Code lies primarily in the design of streets, alleys, sidewalks, on-street parking, curb and gutter, utilities, etc. The Code establishes different requirements within each zone. In urban areas, streets are designed with on-street parking, sidewalks, street trees, and curb and gutter. Utilities would be underground or located within alleys. In more rural areas, streets are designed more modestly – with natural swales instead of curb and gutter and without on-street parking and sidewalks. The SmartCode provides a range of thoroughfare designs based on T-zones, design speeds, and traffic counts. Within each zone, the thoroughfares are allotted various public frontage conditions, on-street parking allowances, etc. Lane widths and curb radii are further broken down according to design speed and average daily traffic (ADT) counts. 
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