
Welcome, my name is Jennifer Glass, I am on the 
Select Board and a member of the Housing Choice 
Act Working Group.  The forums we had earlier this 
month were focused on the language of the zoning 
bylaw that we are voting on at Town Meeting, and 
which the Planning Board finalized on Monday, 
February 26th.  This forum is focused entirely on the 
design guidelines that accompany the zoning.  The 
forum has 2 purposes:   First, we want to make sure 
people understand the scope of the guidelines, and 
second, we want to get your suggestions for making 
them better.





● Before we get to the design guidelines, I want to take a 
moment to address some of the questions we have heard.  
One set of questions essentially boils down to “Are you 
listening?” and the answer is yes!

● For a couple of decades before the Housing Choice law was 
signed, there have been conversations and studies about 
ways to sustain the Mall area, including ways to rezone the 
area to allow more housing and support commercial activity.

● Over the past two years, the work of the Housing Choice Act 
Working Group has built upon those earlier conversations.  
For example, we chose not to include some properties near 
the train station that currently offer more moderately priced 
rental units, fearing it would put these middle-income 
housing options at risk.



● When the working group began public outreach last June, 
we proposed two options that put about 40% of the zoned 
units near the train station, and about 60% either at Battle 
Road Farm & Lincoln North OR at The Commons & Oriole 
Landing. 

● The feedback we heard was “This law is aimed at transit-
oriented housing, so please develop an option that zones 
more of the units near the train.”  We also heard that 
rezoning The Commons could be complicated, and we 
heard a range of views from residents at Battle Road Farm 
about rezoning Lincoln North.

● As a result, we developed 2 options that put roughly 70 -75% 
of the zoned units near the train, eliminated The Commons & 
Oriole Landing, and included either Battle Road Farm or
Lincoln North. 

● We had always planned to rezone the Mall as part of this 
process, and after a state rule change, we incorporated 
those plans into a new option that put all of the zoned units 
near the train.  At the September State of the Town Meeting, 
we presented Options A, B, and C, and received 
overwhelming feedback that people preferred C.  



● But at State of the Town and in the days afterwards, we also 
started hearing from residents that they would like us to 
revisit the options with less zoning near the train.

● So, during the month of October, we developed 3 options 
that offered between about 65 to 80% of the zoning near the 
train with the rest in the north of town. 

● In November, the Select Board decided to let the town weigh 
in by putting the options to a vote at the December Special 
Town Meeting.  Also, the Housing choice working group 
voted to recommended that a fifth option that had been 
proposed by residents be added to those developed by the 
working group. 

● At the December town meeting, a system was in place to 
hold a series of votes until one of the 5 options received at 
least 50% of the vote, with the explicit expectation that 
whichever option was chosen would be prepared for the up 
or down vote we will be taking at the March Town Meeting.  
At the Meeting and in the first round of voting, 55% of voters 
chose Option C in a secret ballot.

● Since then, the Planning Board has finalized the zoning 
bylaw, we will see what happens in March, and then move 
forward accordingly.  

● I am now going to turn this over to Margaret Olson, chair of 
the Planning Board



● Beyond the process, public feedback has also shaped the language of the 
zoning bylaw.

● Maximum density:  We had a few residents who dug deeply into the state’s 
model and asked good questions about how unit capacity is calculated on 
properties with a high percentage of wetlands.  This led our consultant to 
press the state and to fine tune the calculations.  This meant we could reduce 
the maximum densities in the Lincoln Woods, Codman Road, and Lewis 
Street/Lincoln Road subdistricts.

● There were concerns about losing green space, especially in the Codman 
Road subdistrict, so we added a rule that limits the total area that can be 
occupied by a building + parking.  A rule that does not exist in our current 
residential zoning.

● And in the Village Center, resident feedback led the Planning Board to remove 
the special permit for a 4th story and additional height up to 48’.  

● Also, in an effort to balance different opinions, provisions have been put in 
place that protect the current amount of commercial space while giving the 
RLF flexibility based on economic conditions.

● As a reminder, the design guidelines are referenced in the zoning by-law, this 
is what gives them teeth.



● And finally, these are some of the other questions we have heard over the 
past couple of months.

● One has been about the protection of trees.  There are currently two sections 
of Massachusetts General Law that protect trees that are in the public way.  
Some other towns have adopted additional rules to protect trees during 
construction or those of a certain size, and that is something we could 
consider at a future town meeting.

● There is a traffic study that looked at the addition of up to 270 units of housing 
and concluded that there would be minimal impact on traffic during peak times 
of day.

● There has been a request for a massing study for a full build out, but it 
requires too many assumptions about private property over time to be 
relevant.  The work the RLF is doing now is an important massing study for 
their proposal at the Mall.

● And finally, the Finance Committee conducted a financial analysis and 
concluded that there is most likely a small net financial positive from the 
addition of housing over time.  That information is posted on the HCAWG 
website.



● Here is the map of our Housing Choice 3A District.
● Goal: Ensure new buildings are in keeping with the scale and character 

appropriate for a village center and support the high quality of design and 
connection to the outdoors that Lincoln values.



Goal: A thoughtful site layout can create welcoming spaces, encourage walking 
and pedestrian activity, support healthy and vibrant retail districts, and ensure 
that new development contributes to the creation of a neighborhood and feels 
like an integral part of existing neighborhoods. 



The parking should have a minimal visual impact while encouraging commercial 
activity in mixed use areas. 

The design guidelines direct parking to the sides and back of buildings while 
keeping flexibility for individual sites and properties.



The design of sidewalks and paths should promote and encourage walking and 
biking. Connectivity should be a defining feature of the Center area and 
should be included along all streets. Pedestrian paths and sidewalks within 
the site shall connect with those of adjacent developments and with adjacent 
Town trails.



● Site Plan review currently and will continue to include 
○ Limit of work
○ Documenting all trees with a diameter above 12" that will be removed
○ Storm water management
○ Lighting – in the zoning bylaw
○ All plantings and hardscape

● State law allows us to hire independent professionals, charging the cost back 
to the developer, to review various aspects of the plan. The planning board 
routinely requires independent review for large projects

● The planning board has a site plan review checklist that is updated from time 
to time. The checklist will be added to the HCA page soon.

● State law supports 



Goal: Architectural elements such as varied heights, bays, or 
step-backs can be used to reinforce the scale, massing, and 
proportions of the Center’s established forms of development. 
A hierarchy of details and forms can draw the eye to important 
building elements, bringing the building to a human scale and 
reducing the appearance of height and bulk.



Goal: Building articulation is the way in which various building 
elements and details come together to form a cohesive whole. 
In a well-articulated building, the various façade elements are 
used to reinforce human-scale proportions and reduce the 
visual impact of larger building massing.



Adaptive reuse of buildings is encouraged! In the top you can 
see an older one-story brick building that has been adapted to 
be part of a new building. On the top left you see a single-family 
home that was converted into multiple condos.



Here you see a number of multi-family building types that are consistent with our design 
guidelines: there is articulation, a variety of architecture, and an appealing 
streetscape.



Lincoln Woods is an example of how Site Plan Review might 
shape a project.  The parking was allowed on the interior roads 
because it made sense with the layout and design.





• Our goal is to maintain the existing commercial space at the Mall. 33% of 
gross square footage of all the buildings on the lot must be commercial.

• Outdoor spaces in mixed use buildings should be a public amenity –
inviting spaces that contribute to the sense of a neighborhood



Here you see some example amenities. The upper left photo shows the greenspace at the 
mall, and the others show different ways of creating gathering spaces and outdoor 
seating.



All windows in all buildings must be clear glass.
The design guidelines require that 60% of the façade of the ground floor of a mixe- use 

building be transparent.





The design guidelines are referenced in the zoning bylaw – the board can and will enforce 
them just it enforces the existing site plan review requirements found in our Site Plan 
Review checklist.






