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Article 31: Section V.B Special Permit Historic Reuse By-Law — Framingham Zoning By-Law
Fall Special Town Meeting
September 22, 2016, updated October 14, 2016

The existing Historic Reuse regulations were written and adopted in 2008, making them approximately 8
years old.
e Annual Town Meeting — April 29, 2008
0 Section IIl.A.3 Historic Reuse, approved under Article 28

This update to the Historic Reuse By-Law is consistent with requirements set forth by the Secretary of
the Interior’s Standards for Rehabilitation, the Master Land Use Plan, best practices, and the Zoning By-
Law Recodification Work Plan.

Since the adoption of the Historic Reuse By-Law in 2008, the By-Law has yet to be used. There have
been several attempts to use the existing By-Law, however, potential applicants decide not to move
forward with a historic reuse project due to excessive regulations that limit a project, the costs
associated with historic rehabilitation, and the rigid procedures associated with the By-Law.

This rewrite of the Historic Reuse By-Law has been developed to save and reuse historic structures in
Framingham. The proposed By-Law allows for similar historic preservation that would be seen in
Newton, Wellesley and other communities that support the preservation of their historic structures.

Several major differences between the proposed By-Law and the existing By-Law include the following:

e The age of the structure to be considered historic. The existing By-Law sets 50 years as the age a
building is considered to be historic, however, this is not consistent with other Town By-Laws
that have been updated to cite 75 years of age.

e The expansion of the number of allowed uses for the reuse of a historic structure. Currently, the
uses are limited to multi-family and Bed and Breakfast. With the proposed revision, the addition
of doctor/dental/lawyer offices as an allowed use would ensure the upkeep of this type of
property.

e The construction of additions is another limiting factor contained in the existing By-Law.
Currently, historic buildings are only permitted a 10 percent addition to the existing structure.
The proposed revisions would allow a building that has been deemed historically significant to
construct an addition as permitted in Section IV.E. Dimensional Regulations. This allowance is
consistent with non-historical buildings.



The Town of Framingham has a total of 2,163" properties that contain buildings that are 75 years or older.
To meet the 75 year requirement, a building would need to be constructed in 1941 or earlier. Of the 2,163
properties containing structures that are of 75 years or older, 513 properties contain structures that were
constructed between 1662-1899.

On Wednesday, October 12, 2016 the Framingham Historical Commission voted 6-0-0 in favor of the
Historic Reuse Article. On Thursday, October 13, 2016 the Planning Board voted 4-0-1 (Lewis Colten

abstaining) to recommend favorable action for the Historic Reuse By-Law for Fall Special Town Meeting.

Below are several examples of historic buildings that have been reused within neighboring communities.

Historic Building originally used as a single family home — converted
as a multi-family home. Addition to the historic building was located
to the rear of the property and historic building, parking located

to the side and rear of the historic building. Additionally, the historic
building was preserved and the addition was constructed to enhance
the historic building.

” ~ /
. -—— —— -

Former neighborhood school located within an urban
residential neighborhood converted into residential condos. The
parking was located to the side of the historic building in the
former school parking lot. The exterior of the school was
maintained with the school’s name engraved in the brick work.
The former school was designed to retain its historic look and
not to look like residential

units.

' These properties are located throughout all Zoning Districts within the Town. A vast majority of buildings 75 years of age
or older are classified as single family residential.



Former single family home in a residential/commercial
neighborhood converted to a veterinarian clinic. The building
was restored and the historical features such as the stained
glass window, the architectural detail above the porch entrance,
etc. were all retained. Other than the sign and the occasional
pet owner sitting on the lawn with their pet, the building retains
its residential nature.

What appears to be a former
residential home has been
converted into a music school.
The historic structure is located
within a residential
neighborhood.

Former residential building converted into a medical

office. The driveway remains to the side of the historic
structure and utilized for off-street parking. The historic
structure is located with frontage on a commercial way (similar
to Concord/Waverly Street/Cochituate Road, with

residential neighborhoods abutting the property




Former historic residential structure converted into

a Bed and Breakfast. The original architectural features
were retained, while allowing for a new use that would
retain the historic structure

The following sections of this document contain three editions of the Historic Reuse By-Law.

Section One is a marked up edition showing the comparison between the existing Section V.B and the
proposed Historic Reuse By-Law that will replace the existing language. New wording is underlined and
language to be deleted has been stricken. The language that is shown as underlined is the final
language as voted by the Planning Board on Thursday, October 14, 2016.

Section Two is a comparison as to what was shown in the Fall Town Meeting Warrant with revisions
made since the printing of the Warrant. Language that was added since the printing of the warrant is
underlined and language that was deleted is stricken out.

Section Three is a clean edition of the proposed language to be voted upon at Fall Special Town
Meeting.

Section One - Marked-up edition/comparison of existing vs. proposed language

B. HISTORIC RE-USE
1. Purpose and Intent

The purpose of the Historic Reuse By-Law is to preserve and enhance historically significant buildings and/or
properties while maintaining the integrity of the neighborhood in which they were built. Historic preservation is
encouraged through the redevelopment and/or reuse of such historic properties by allowing a variety of uses and
incentives for such efforts.

An Historic Reuse project shall be developed with the following intent:

a. Preserve historically significant buildings through redevelopment and/or reuse that provides a variety of
allowed uses.

b. Maximize the retention of distinctive materials, features, spaces, and/or spatial relationships of the
building and/or buildings.

c. Provide incentives for a project that maintains and preserves an historic building that otherwise might be
demolished. Maintain the historic character of a property while providing incentives for preservation
rather than razing an historic building.




d. Preserve architectural, cultural, and unigue features common to an historic building and the time periods
it represents, while utilizing distinctive materials, features, finishes, and construction technigues that
emphasize the particular character of the property.

e. Provide a variety of residential housing options that encourage and enhance residential opportunities to
attract and retain residences.

f. Comply with the design standards set forth by the Secretary of the Interior’s Standards for Rehabilitation
(36 CFR 67).

g. Support the Master Land Use Plan, Housing Plan, Historic Preservation Plan, and other associated

planning efforts of the Town.

2. Applicability and Procedure for Historic Reuse Projects

a. Applicability and Allowed Uses

i.  Structures to be considered for historic reuse and preservation under the Historic Reuse By-Law shall be a
minimum of 75 years of age and deemed historically significant by the Historical Commission or Historic
District Commission.

ii.  Such structures that have been deemed historically significant shall be located within the R-1, R-2, R-3, R-4,
B-1, B-2, B-3, B-4, B, and CB.

iil. Historically significant buildings may be utilized for the following uses: uses permitted within the underlying
zoning district; Two-family Dwelling, (Section 11.B.1.B); Multi-family Dwelling (Section 11.B.1.C); Home
Occupation (Sections 11.B.B.2.a_and 11.D); Business or Professional Office (Section I11.B.5.A); Artist
Live/Work/Gallery (Section 11.B.1.D); Bed and Breakfast; and a mixture of uses as allowed within this
Section V.B.2.a.iii.

a) Bed and Breakfast: A Human Habitation that has been deemed historically significant in accordance with
General Bylaw Section V.B where rooms are let for not more than 14 consecutive days in any one-year
period, a breakfast is included in the rent, and all accommodations are reserved in advance. A Bed and
Breakfast shall have the characteristics set forth in Zoning Bylaw Section V.B.4 (i)-(xi).

b) Innkeeper: The owner, or person(s) employed by the owner residing within the living quarters of the Bed
and Breakfast, such living quarters shall contain the Innkeeper’s separate cooking, bathroom, and sleeping
facilities. The Innkeeper shall be responsible for recordkeeping, maintenance, preparation of food served
to guests, and the overall operation of the Bed and Breakfast.

iv. Renovation of existing carriage houses, barns, and other historic outbuildings is strongly encouraged.

b. Permit Granting Authority and Permit Procedure

i.  The Applicant shall seek a determination of historic significance from either the Historical Commission or
Historic District Commission prior to filing with the Planning Board.
a) Structures shall be a minimum of 75 years of age to be considered for historical significance and use of
this By-Law.
b) The historic significance of properties in any of the Town’s Local Historic Districts as defined by the
General By-Laws Article VI, Section 5, shall be determined by the Historic District Commission.




e The Historic District Commission shall grant a Certificate of Appropriateness or Certificate of Non-
Applicability for any proposed work that falls under General By-Laws Article VII, Section 5, before
the Applicant can utilize Section V.B

¢ In the event that modifications are made to the project after the Certificate of Appropriateness or
Certificate of Non-Applicability is granted, the Applicant shall seek approval for said modifications
from the Historic District Commission.

c) For properties outside of the Town’s Local Historic Districts, as defined by the General Bylaws Article
V11, Section 5, the Historical Commission shall make a Determination of Significance and shall provide a
list of historic features to be maintained.

¢ In the event that modifications are made to the project after the Determination of Significance and list
of historic features is provided, the Applicant shall seek approval for said modifications from the
Historical Commission. The Historical Commission or the Historic District Commission may utilize
Peer Review Consultants for the architectural review.

The Planning Board shall be the SPGA for the Historic Reuse By-Law.

All Historic Reuse applications shall be subject to the written procedures outlined in Special Permits (Section

VI.E); Site Plan Review (Section VI.F); the allowed use identified in Section V.B.2.a.ii; and the Historic

Reuse By-Law (Section V.B). Furthermore, residential projects shall comply with all provisions of the

Inclusionary Housing By-Law (Section V.H), except for projects with less than 20 residential units, which

shall be exempt.

3. Historic Project Requirements

a. Project Design and Redevelopment

Projects shall conform, at a minimum, to the standards set forth in the Secretary of the Interior’s
Standards for Rehabilitation at 36 C.F.R. 67, et. seq.

The original qualities and character, the distinctive architectural features, and the craftsmanship of the
historic building shall be maintained through the redevelopment and/or reuse of the property.




Vi.

Vil.

viii.

iX.

Alterations, infill, and/or additions shall be compatible in scale and design to the historic portion of
the project. Such additions shall complement the historic nature of the property and shall not destroy,
damage, and/or derogate from the historic integrity of the building.

Additions shall only be constructed on the side and/or rear of any building deemed to have historic
significance.

Alterations, infill, and/or additions shall be expressly designed to retain the essential original form
and integrity of the historic structure without detriment in the event that such new portions of the
historic building were to be removed.

All reasonable efforts shall be made to minimize alterations to the defining characteristics of an
historic_structure. Moreover, compatible sustainable materials shall be used when making such
alterations.

All efforts shall be made to the greatest extent feasible to restore and repair deteriorated and/or
missing historically significant features and characteristics that define the time period which they
represent. All replacement materials shall match the materials being replaced in composition, design,
color, and texture to replicate the original construction of the structure.

All rehabilitated structures shall conform to the requirements set forth in Section IV.E Dimensional
Regulations.

The reuse and rehabilitation of historic carriage houses, barns, and other outbuildings is encouraged.
Any historic, character-defining features on these buildings shall be retained and rehabilitated.

b. Off-street Parking and Site Improvements

Off-street parking shall not be located within the front setback and shall be located to the side and
rear of the building.

Off-street _parking shall be screened and buffered by landscaping, fencing, and/or other natural
features.

Off-street parking shall be in compliance with Section IV.B.1.a

All utilities shall be located underground; mechanical equipment shall be screened with fencing and
landscaping; HVAC units shall be located to the rear of the building.

Any new construction shall be sited to maintain historic viewsheds and other historic landscape
features that contribute to the property’s character such as gardens, fields, or stone walls.

c. Residential Units

Residential units shall not be less than 600 square feet of area.
Entrances shall be separate where an historic reuse project contains both residential and non-

residential uses.




5. Historic Reuse Provisions

Once an Applicant has applied to the Historical Commission or the Historic District Commission for a
structure to be deemed historically significant, then no structure shall be erected, enlarged, or modified; and no
land shall be divided, subdivided, or modified prior to the granting or denial of said Special Permit.
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6. Procedure for Waiver

An_Historic Reuse project shall comply with Section V.B. in its entirety to the greatest extent feasible.

However, the Planning Board may waive the requirements for Section V.B.3 by a four-fifth vote where such

waivers will allow for better design and/or improved protection of historic resources. In no event shall the

architectural conditions granted by the Historical Commission or the Historic District Commission be waived.
7. Variance

A variance authorizing a use or activity not otherwise permitted in the Zoning District or allowed by the
Historic Reuse By-Law shall be prohibited from the use of this By-Law.
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Section Two

Changes to the proposed edition since the printing of the Fall Town Meeting Warrant Book

Section V.B Historic Reuse

1. Purpose and Intent

The purpose of the Historic Reuse By-Law is to preserve and enhance historically significant
buildings and/or properties while maintaining the integrity of the neighborhood in which they

were built.

Historic preservation is encouraged through the redevelopment and/or reuse of

such historic properties by allowing a variety of uses and incentives for such efforts.

An Historic Reuse project shall be developed with the following intent:

a.

Preserve historically significant buildings through redevelopment and/or reuse that
provides a variety of allowed uses.

Maximize the retention of distinctive materials, features,
relationships of the building and/or buildings.

Provide incentives for a project that maintains and preserves an historic building that
otherwise might be demolished. Maintain the historic character of a property while
providing incentives for preservation rather than razing an historic building.

Preserve architectural, cultural, and unique features common to an historic building and
the time periods it represents, while utilizing distinctive materials, features, finishes,
and construction techniques that emphasize the particular character of the property.
Provide a variety of residential housing options that encourage and enhance residential
opportunities to attract and retain residences.

Comply with the design standards set forth by the Secretary of the Interior’s Standards
for Rehabilitation (36 CFR 67).

Support the Master Land Use Plan, Housing Plan, Historic Preservation Plan, and other
associated planning efforts of the Town.

spaces, and/or spatial

2. Applicability and Procedure for Historic Reuse Projects

a. Applicability and Allowed Uses

Structures to be considered for historic reuse and preservation under the Historic Reuse B
Law shall be a minimum of 75 years of age-eenst—weted—be#we—)—l—Q%é[grldi(jqequihlgtoncall
significant by the Historical Commission or Historic District Commission.

Such structures that have been deemed historically significant shall be located within the R
1, R-2, R-3, R-4, B-1, B-2, B-3, B-4, B, and CB. |

Historically significant buildings may be utilized for the following uses: uses permitter

within the underlying zoning district; Two-family Dwelling, (Section 11.B.1.B); Multi-famil
Dwelling (Section I1.B.1.C); a-mixture-of-uses-permitted-withinthe-underlyingzoning-distrig
{Seetion-H-B}-Home Occupatlon (Sectlons II B.B.2.a and I1.D); Business or Professional Offic
(Section 11.B.5.A); rtist Live/Work/Gallery (Sectio

I1.B.1.D); Bed and Breakfast t—hat—am—ewner—eeeu-meé and a mixture of uses as allowe
within this Section V.B.2.a.iii.
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Comment [ALL1]: 09/29/2016 — Change
made from “constructed before 1936” to “a
minimum of 75 years of age”

This change was made to be consistent with
other Town By-Laws for historic structures
that are 75 years old or greater

Comment [ALL2]: 10/13/2016 — added to
be consistent with the zoning districts that
allow for residential uses

Comment [ALL3]: 10/13/2016 — change
made for the purposes of clarification and
location of uses. An office of a
doctor/dentist/physician would be permitted
under Business and Professional Office which
would be more consistent with a
neighborhood scale office than large facility.




a) Bed and Breakfast: A Human Habitation that has been deemed historically significant in
accordance with General Bylaw Section V.B where rooms are let for not more than 14
consecutive _days in _any one-year period, a breakfast is included in the rent, and all
accommodations are reserved in advance. A Bed and Breakfast shall have the
characteristics set forth in Zoning Bylaw Section V.B.4 (i)-(xi).

b) Innkeeper: The owner, or person(s) employed by the owner residing within the living
quarters of the Bed and Breakfast, such living quarters shall contain the Innkeeper’s
separate cooking, bathroom, and sleeping facilities. The Innkeeper shall be responsible
for recordkeeping, maintenance, preparation of food served to guests, and the overall

operation of the Bed and [Breakfast, _ - - | Comment [ALLA]: 10/13/2016 — definition
iv.  Renovation of existing carriage houses, barns, and other historic outbuildings is strongl °|f B‘:d and Breakfast and Innkeeper added for
e
encouraged, Clarirication
b. Permit Granting Authority and Permit ]Procedure\ 7777777777777777777777777777 _ - | Comment [ALL5]: 10/13/2016 — this section
i X . . X L . i .| was reorganized to reflect the process and
i.  The Applicant shall seek a determination of historic significance from either the Historicg applicant would go through

Commission or Historic District Commission prior to filing with the Planning Board.

a) Structures shall be a minimum of 75 years of age to be considered for historical
significance and use of this By-Law.

b) The historic significance of properties in any of the Town’s Local Historic Districts; as
defined by the General By-Laws Article VII, Section 5, shall be determined by the Historic
District Commission.

detammeel—by—t—he%s%eneal{éemwssm - J Comment [ALL6]: 10/13/2016 — subsection

777777777777777777777777 deleted, rewritten for clarification of the

e The Historic District Commission shall grant a Certificate of Appropriateness ] 1 i
Certificate of Non-Applicability for any proposed work that falls under General B\) process in Section'v.6. 2.5 1b)and ¢
Laws Article VII, Section 5, before the Applicant can utilize Section V.B
e In the event that modifications are made to the project after the Certificate of
Appropriateness or Certificate of Non-Applicability is granted, the Applicant shall
seek approval for said modifications from the Historic District Commission.
c) For properties outside of the Town’s Local Historic Districts, as defined by the General
Bylaws Article VII, Section 5, the Historical Commission shall make a Determination of
Significance and shall provide a list of historic features to be maintained.
e In the event that modifications are made to the project after the Determination of
Significance and list of historic features is provided, the Applicant shall seek approval
for said modifications from the Historical Commission. The Historical Commission or
the Historic District Commission may utilize Peer Review Consultants for the
architectural review.
ii.  The Planning Board shall be the SPGA for the Historic Reuse By-Law.
iii.  All Historic Reuse applications shall be subject to the written procedures outlined in Special
Permits (Section VI.E); Site Plan Review (Section VI.F); the allowed use identified in Section
V.B.2.a.ii;_and the Historic Reuse By-Law (Section V.B);. fFurthermore, residential projects
shall comply with all provisions of the Inclusionary Housing By-Law (Section V.H), except for
projects with less than 20 residential units, which shall be exempt.
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3. Historic Project Requirements

a. Project Design and Redevelopment

Vi.

vii.

viii.

Projects shall conform, at a minimum, to the standards set forth in the Secretary of
the Interior’s Standards for Rehabilitation at 36 C.F.R. 67, et. seq.436-CFR-67)-

The original qualities and character, the distinctive architectural features, and the
craftsmanship of the historic building shall be maintained through the
redevelopment and/or reuse of the property.

Alterations, infill, and/or additions shall be compatible in scale and design to the
historic portion of the project. Such additions shall complement the historic nature
of the property and shall not destroy, damage, and/or derogate from the historic
integrity of the building.

Additions shall only be constructed on the side and/or rear of any building deemed
to have historic significance.

Alterations, infill, and/or additions shall be expressly designed to retain the essential
original form and integrity of the historic structure without detriment in the event
that such new portions of the historic building were to be removed.

All reasonable efforts shall be made to minimize alterations to the defining
characteristics of an historic structure. Moreover, compatible sustainable materials
shall be used when making such alterations.

All efforts shall be made to the greatest extent feasible to restore and repair
deteriorated and/or missing historically significant features and characteristics that
define the time period which they represent. All replacement materials shall match
the materials being replaced in composition, design, color, and texture to replicate
the original construction of the structure.

All rehabilitated structures shall conform to the requirements set forth in Section
IV.E Dimensional Regulations.

The reuse and rehabilitation of historic carriage houses, barns, and other
outbuildings is encouraged. Any historic, character-defining features on these
buildings shall be retained and rehabilitated.

b. Off-street Parking and Site Improvements

Off-street parking shall not be located within the front setback; and shall be located
to the side and rear of the building.

Off-street parking shall be screened and buffered by landscaping, fencing, and/or
other natural features.

Off-street parking shall be in compliance with Section IV.B.1.a ‘ 7777777777777777
All utilities shall be located underground; mechanical equipment shall be screened
with fencing and landscaping; HVAC units shall be located to the rear of the building.
Any new construction shall be sited to maintain historic viewsheds and other historic
landscape features that contribute to the property’s character such as gardens,
fields, or stone walls.

dc. Residential Units

14
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provided adequate parking as required by the
By-Law




i.  Residential units shall not be less than 600sf square feet of area.
ii.  Entrances shall be separate where an historic reuse project contains both residential
and non-residential uses.

4. Findings and Conditions of Approval

a. Project review pursuant to the Historic Reuse By-Law shall be based on the information
provided in the Historic Reuse By-Law application package; shall be in compliance with the
Special Permit (Section VI.E) and Site Plan Review (Section VI.F) regulations; and Inclusionary
Housing (Section V.H) where applicable. The Planning Board shall render written findings prior

to granting an approval or disapproval of the application.

b. Filing and Document Review

i.  All documents and plans required in Section V.B, VIE, and VI.F have been submitted in

accordance with these regulations and Town standards.

ii.  The structure has been deemed historically significant by the Historical Commission or

Historic District Commission.

iii.  The project is conforming to the Dimensional Requirements set forth in Section IV.E and any

additional requirements of the Framingham Zoning By-Law, where applicable.

iv.  The project has been designed to meet the requirements set forth by the Secretary of the

Interior’s Standards for Rehabilitation (36 CFR 67).

5. Historic Reuse Provisions

Once an Applicant has applied to the Historical Commission or the Historic District
Commission for a structure to be deemed historically significant, then no structure shall be
erected, enlarged, or modified; and no land shall be divided, subdivided, or modified prior to
the granting or denial of said Special \Permit.\

6. Procedure for Waiver

An Historic Reuse project shall comply with Section V.B. in its entirety to the greatest extent
feasible. However, the Planning Board may waive the requirements for Section V.B.3 by a
four-fifth vote where such waivers will allow for better design and/or improved protection of
historic resources. In no event shall the architectural conditions granted by the Historical
Commission or the Historic District Commission be \waived.t

7. Variance

A variance authorizing a use or activity not otherwise permitted in the Zoning District or
allowed by the Historic Reuse By-Law shall be prohibited from the use of this By-Law.
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from the existing Section V.B — updated to
meet the standards of the proposed Section
V.B

Comment [ALL9]: 10/13/2016 — added to
ensure compliance with the conditions set
forth by the Historic District Commission or
the Historical Commission




Section Three

Clean Edition

Section V.B Historic Reuse

1. Purpose and Intent

The purpose of the Historic Reuse By-Law is to preserve and enhance historically significant
buildings and/or properties while maintaining the integrity of the neighborhood in which they
were built. Historic preservation is encouraged through the redevelopment and/or reuse of
such historic properties by allowing a variety of uses and incentives for such efforts.

An Historic Reuse project shall be developed with the following intent:

a.

Preserve historically significant buildings through redevelopment and/or reuse that
provides a variety of allowed uses.

Maximize the retention of distinctive materials, features, spaces, and/or spatial
relationships of the building and/or buildings.

Provide incentives for a project that maintains and preserves an historic building that
otherwise might be demolished. Maintain the historic character of a property while
providing incentives for preservation rather than razing an historic building.

Preserve architectural, cultural, and unique features common to an historic building and
the time periods it represents, while utilizing distinctive materials, features, finishes,
and construction techniques that emphasize the particular character of the property.
Provide a variety of residential housing options that encourage and enhance residential
opportunities to attract and retain residences.

Comply with the design standards set forth by the Secretary of the Interior’s Standards
for Rehabilitation (36 CFR 67).

Support the Master Land Use Plan, Housing Plan, Historic Preservation Plan, and other
associated planning efforts of the Town.

2. Applicability and Procedure for Historic Reuse Projects

a. Applicability and Allowed Uses

Structures to be considered for historic reuse and preservation under the Historic Reuse By-

Law shall be a minimum of 75 years of age and deemed historically significant by the

Historical Commission or Historic District Commission.

Such structures that have been deemed historically significant shall be located within the R-

1, R-2, R-3, R-4, B-1, B-2, B-3, B-4, B, and CB.

Historically significant buildings may be utilized for the following uses: uses permitted

within the underlying zoning district; Two-family Dwelling, (Section 11.B.1.B); Multi-family

Dwelling (Section 11.B.1.C); Home Occupation (Sections II.B.B.2.a and II.D); Business or

Professional Office (Section II.B.5.A); Artist Live/Work/Gallery (Section 11.B.1.D); Bed and

Breakfast; and a mixture of uses as allowed within this Section V.B.2.a.iii.

a) Bed and Breakfast: A Human Habitation that has been deemed historically significant in
accordance with General Bylaw Section V.B where rooms are let for not more than 14
consecutive days in any one-year period, a breakfast is included in the rent, and all
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iv.

b)

accommodations are reserved in advance. A Bed and Breakfast shall have the
characteristics set forth in Zoning Bylaw Section V.B.4 (i)-(xi).

Innkeeper: The owner, or person(s) employed by the owner residing within the living
qguarters of the Bed and Breakfast, such living quarters shall contain the Innkeeper’s
separate cooking, bathroom, and sleeping facilities. The Innkeeper shall be responsible
for recordkeeping, maintenance, preparation of food served to guests, and the overall
operation of the Bed and Breakfast.

Renovation of existing carriage houses, barns, and other historic outbuildings is strongly
encouraged.

b. Permit Granting Authority and Permit Procedure

The Applicant shall seek a determination of historic significance from either the Historical
Commission or Historic District Commission prior to filing with the Planning Board.

a)

b)

Structures shall be a minimum of 75 years of age to be considered for historical
significance and use of this By-Law.

The historic significance of properties in any of the Town’s Local Historic Districts as
defined by the General By-Laws Article VII, Section 5, shall be determined by the Historic
District Commission.

e The Historic District Commission shall grant a Certificate of Appropriateness or
Certificate of Non-Applicability for any proposed work that falls under General By-
Laws Article VII, Section 5, before the Applicant can utilize Section V.B

e In the event that modifications are made to the project after the Certificate of
Appropriateness or Certificate of Non-Applicability is granted, the Applicant shall
seek approval for said modifications from the Historic District Commission.

For properties outside of the Town’s Local Historic Districts, as defined by the General
Bylaws Article VII, Section 5, the Historical Commission shall make a Determination of
Significance and shall provide a list of historic features to be maintained.

¢ In the event that modifications are made to the project after the Determination of
Significance and list of historic features is provided, the Applicant shall seek approval
for said modifications from the Historical Commission. The Historical Commission or
the Historic District Commission may utilize Peer Review Consultants for the
architectural review.

The Planning Board shall be the SPGA for the Historic Reuse By-Law.

All Historic Reuse applications shall be subject to the written procedures outlined in Special
Permits (Section VI.E) Site Plan Review (Section VI.F); the allowed use identified in Section
V.B.2.a.ii; and the Historic Reuse By-Law (Section V.B). Furthermore, residential projects
shall comply with all provisions of the Inclusionary Housing By-Law (Section V.H), except for
projects with less than 20 residential units, which shall be exempt.

3. Historic Project Requirements

a. Project Design and Redevelopment

Projects shall conform, at a minimum, to the standards set forth in the Secretary of
the Interior’s Standards for Rehabilitation at 36 C.F.R. 67, et. seq.
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Vi.

Vii.

viii.

The original qualities and character, the distinctive architectural features, and the
craftsmanship of the historic building shall be maintained through the
redevelopment and/or reuse of the property.

Alterations, infill, and/or additions shall be compatible in scale and design to the
historic portion of the project. Such additions shall complement the historic nature
of the property and shall not destroy, damage, and/or derogate from the historic
integrity of the building.

Additions shall only be constructed on the side and/or rear of any building deemed
to have historic significance.

Alterations, infill, and/or additions shall be expressly designed to retain the essential
original form and integrity of the historic structure without detriment in the event
that such new portions of the historic building were to be removed.

All reasonable efforts shall be made to minimize alterations to the defining
characteristics of an historic structure. Moreover, compatible sustainable materials
shall be used when making such alterations.

All efforts shall be made to the greatest extent feasible to restore and repair
deteriorated and/or missing historically significant features and characteristics that
define the time period which they represent. All replacement materials shall match
the materials being replaced in composition, design, color, and texture to replicate
the original construction of the structure.

All rehabilitated structures shall conform to the requirements set forth in Section
IV.E Dimensional Regulations.

The reuse and rehabilitation of historic carriage houses, barns, and other
outbuildings is encouraged. Any historic, character-defining features on these
buildings shall be retained and rehabilitated.

b. Off-street Parking and Site Improvements

Off-street parking shall not be located within the front setback and shall be located
to the side and rear of the building.

Off-street parking shall be screened and buffered by landscaping, fencing, and/or
other natural features.

Off-street parking shall be in compliance with Section IV.B.1.a

All utilities shall be located underground; mechanical equipment shall be screened
with fencing and landscaping; HVAC units shall be located to the rear of the building.
Any new construction shall be sited to maintain historic viewsheds and other historic
landscape features that contribute to the property’s character such as gardens,
fields, or stone walls.

c. Residential Units

Residential units shall not be less than 600 square feet of area.
Entrances shall be separate where an historic reuse project contains both residential
and non-residential uses.
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4. Findings and Conditions of Approval

a. Project review pursuant to the Historic Reuse By-Law shall be based on the information
provided in the Historic Reuse By-Law application package; shall be in compliance with the
Special Permit (Section VI.E) and Site Plan Review (Section VI.F) regulations; and Inclusionary
Housing (Section V.H) where applicable. The Planning Board shall render written findings prior
to granting an approval or disapproval of the application.

b. Filing and Document Review

i.  All documents and plans required in Section V.B, VI.E, and VI.F have been submitted in
accordance with these regulations and Town standards.

ii. The structure has been deemed historically significant by the Historical Commission or
Historic District Commission.

iii.  The project is conforming to the Dimensional Requirements set forth in Section IV.E and any
additional requirements of the Framingham Zoning By-Law, where applicable.

iv.  The project has been designed to meet the requirements set forth by the Secretary of the
Interior’s Standards for Rehabilitation (36 CFR 67).

5. Historic Reuse Provisions

Once an Applicant has applied to the Historical Commission or the Historic District
Commission for a structure to be deemed historically significant, then no structure shall be
erected, enlarged, or modified; and no land shall be divided, subdivided, or modified prior to
the granting or denial of said Special Permit.

6. Procedure for Waiver

An Historic Reuse project shall comply with Section V.B. in its entirety to the greatest extent
feasible. However, the Planning Board may waive the requirements for Section V.B.3 by a
four-fifth vote where such waivers will allow for better design and/or improved protection of
historic resources. In no event shall the architectural conditions granted by the Historical
Commission or the Historic District Commission be waived.

7. Variance

A variance authorizing a use or activity not otherwise permitted in the Zoning District or
allowed by the Historic Reuse By-Law shall be prohibited from the use of this By-Law.
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