5.8.24 Ordinance Committee Review

PURPLE - CHAPTER 405 SITE PLAN REVIEW
GREEN - PROPOSED
BLUE - COMMERCIAL DESIGN STANDARDS

l. Architectural Design Standards
1. Purpose

The purpose of architectural design standards is to encourage design which draws its
inspiration from historical and contemporary traditieral New England examples while
complementing the neighborhood or village in which the site is located.

Architectural desigh must Geed—reighberheod—buHdings—thattheughtfully consider

scale, form, orientation, height, setback, massing, materials, and architectural features.

2. Applicability

All commercial, multi-family and mixed-use structures constructed after the date of effect of
this Ordinance shall comply with these requirements. This includes, but is not limited to, new
construction, renovations, reconstruction or any other facade changes proposed through the Site
Plan or Subdivision process.

The provisions of this section shall not apply to individual single and two-family dwellings and
their accessory buildings, structures and areas for parking. The provisions of this section shall
not apply to Light Industrial (L1I) or Industrial (I) zoned developments.




3. General Standards

New and renovated buildings shall be designed to fit the individual characteristics of their
particular site. The architecture shall be influenced by traeitieral-New England building
forms ane-tewn-makingpatterns, the specific needs of the intended users, the nature of the
intended use, and other site-specific factors. «Contemporary architectural styles are
appropriate, provided they meet these standards:

4. Definitions

Arcade: An arcade is a succession of contiguous arches, with each arch supported by a
colonnade of columns or piers. Exterior arcades are designed to provide a sheltered walkway for
pedestrians.

Architectural Feature: A prominent or significant part or element of a building, structure or
site.

Articulation: Articulation refers to how building surfaces come together to define form.
Articulation may include changes in both the horizontal and vertical plane of the structure.

Building Mass: The height, width, and depth of a structure.
Facade: Facade refers to the face of a building.

Fenestration: Window treatment in a building or on a building facade.



Human Scale: The relationships of a development and/ or its elements in terms of size, height,
bulk, intensity, and aesthetics, to human beings.

Massing: The grouping of three-dimensional forms to achieve variation (as in a building or
landscape planting).

Mixed-Use Building: A mixed-use building is a building that can be used for more than one
purpose, and in any combination. For the purpose of this section, mixed-use buildings include
both a residential and non-residential component.

Parapet: The extension of the main walls of a building above the roof line.
Pilasters: Pilasters are rectangular columns, especially those projecting from a wall.

Public Entrance: Public Entrances are entries specifically provided for general public access
into a building. This term as it applies in this section does not include employee only entrances.

Redevelopment: The reconstruction, reuse or change in use of any developed property
including an increase in intensity of use or structural enlargement.

Rehabilitation/Renovation/Restoration: To construct an addition, make alterations, or to
upgrade to the design and layout of a building.

Scale: The relationships of a development and/ or its elements in terms of size, height, bulk,
intensity, and aesthetics, to one another and the surroundings

Strip Commercial Centers: Continuous or intermittent linear roadside development, generally
one store deep and characterized by multiple roadway access points, highly visible off-street
parking and an assortment of commercial uses with direct access to abutting roads.

Transparency: Transparency refers to windows, doors and other transparent openings enabling
view into and out of a structure.

Vernacular Architecture: Architectural forms which are indigenous to an area, having
developed in response to available materials, environmental conditions, and local cultural
traditions.

5. Architectural Plans Required

All elevations of proposed buildings shall be evaluated as part of the design review. The
Planning Board may request perspectives of the building to illustrate the three-dimensional
relationship between the front and side elevations. Elevations and perspective drawings
shall include all landscape elements (trees, shrubs, lighting, street furnishings, etc.) that will
be seen in conjunction with the facade.

Any structure subject to site plan review shall be designed by an architect licensed in the
State of Maine.

6. Front Facade and Building Entrance

BuHdirg—Public entrances shall be designed to be visible from the street and provide
unobstructed areas for pedestrians. Buildings shall present an inviting, human-scaled fagade to
the street, internal drives, parking areas, and abutting properties.

Fhe Al fa(;ades contalnlng He publlcmam entrances shall be treated as a front facade. and
; . Fhe All front
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facades shall contain a clearly defined, highly visible customer entrance and three or more
of the following elements to add scale to the building:

o canopies

o overhanging rooflines to provide shelter for pedestrians

o recesses or projections in keeping with the scale of the building

. arcades

o raised corniced parapets over entrances

o gables and dormers

o pilasters

o peaked roof forms

o outdoor seating or dining areas

o display windows that are visible from the sidewalk

o architectural details such as moldings which are.integrated into the building design
o other features which are designed to add scale and visual interest to the facade.

7. Transparency, Windows and Doors

For—retat-struetures; The front facade or any other facade that faces a public or private
street shall have display windows, entry areas, or other transparent features along 40% or
more of its horizontal length.

Windows, door openings, ventilation openings, and other forms of exterior fenestration in
frame construction shall be trimmed.

Windows should be vertical in orientation, or square.

If shutters are used, they must be sized to fit the openings and provided for all windows on
a given wall.

8. Articulation - General

No uninterrupted length of any facade shall exceed 100 horizontal feet. Facades greater
than 100 feet in length shall incorporate wall plane projections or recesses having a depth of



at least 3% of the length of the facade and extending at least 20 percent of the length of the
facade. Where the plane of a wall is broken, the offset shall be proportional to the building's
height and length.

Strong shadow lines, changes in rooflines, pilasters and other architectural details, patterns
in the surface material, and wall openings can all be effectively used to add visual interest
and scale to the facade. Projections used to break up the mass of the building shall extend to
the ground.

Blank walls facing public roads, residential neighborhoods, or abutting properties are
prohibited. Where rear or side facades are visible from adjacent properties or roadways they
shall be designed to match or complement the architectural treatment of the primary facade
to give it scale and visual interest.

9. Articulation — Corner Structures

Buildings on street corners that are treated as special places. The architectural treatment
of the street corner of the building shall emphasize its prominent position. This can be
accomplished by greater massing and height, unique detailing, lighting, and other facade
treatment to emphasize the front comer of the building. This comer treatment shall be
designed to be visible from both streets. Where practical, an entrance to the building shall
be located on the corner.

Buildings on corners shall be a minimum of two stories or twenty feet (20" in height to add
mass and visual prominence to the street.

ground floor through repetition of design elements, e.g., color, materials, window
treatment, and detailing that will unify the structure and help frame the ground floor.

10. Materials

Buildings are to be that-are designed as permanent, positive additions to the commercial district,
constructed of high quality, long lasting materials. Building materials shall be treated as
important design elements that define the appearance of the structure and strengthen the sense
of identity throughout Scarborough. The use of materials that give the appearance of New
England architectural forms are strongly encouraged.

Traditional, high-quality building materials common to northern New England (e.qg., brick,
clapboard, shingles or other similar products) shall be used as the primary siding material.
Contemporary materials that have the same visual characteristics (e.g., cement plank



clapboards or vinyl siding) are acceptable if attention is paid to detailing (e.g., comers, trim

at openings, changes in material). Pairted—MBO—phywood—is—aceeptable—wher—used—n
combination-with-traditional-materialsto-give-it-seale. Long-term maintenance needs shall

be a consideration in the selection of all building materials

Highly reflective or processed materials (e.g., metal or plastic panels, brushed aluminum,
bronzed glass, concrete block, T-111, untreated plywood, dryvit, etc.) and multicolored
brick (incorporating occasional white bricks in a random pattern) shall not be used on the
primary or front-facing facade.

11. Colors

Traditional colors commonly found in New England villages are appropriate for all
components of the building. Facade colors shall ‘be low reflectance. The use of high
intensity, high reflectance, chrome, metallic, or fluorescent colors or black is prohibited as
the primary color.

Where trim is used, it shall be a color that complements to the building's primary
color. Neon tubing shall not be allowed as an exterior trim_or accent material.

Arbitrary changes in materials or_embellishments that are not in keeping with the
rest of the building are discouraged.

12. Awnings and Canopies

Awnings and canopies can enhance the appearance and function of a building by providing
shade, shelter, shadow patterns, and visual interest. Where awnings are used, they shall
complement the design, materials, color, and appearance of the building.

a#ehﬁeetu#e— Awnlngs shaII be located dlrectly over Wlndows or doors to prowde protection
from the elements.

Awnings and canopies shall not be made of reflective materials, such as metal or plastic.
Their color shall match or complement the facade of the building

Graphics used on awnings for identification or advertising shall be designed as an integral
part of the signage program for the property, and shall be coordinated with other sign
elements in terms of typeface, color, and spacing. Awnings shall not be used as advertising
features or light sources. Backlit awnings are prohibited. Graphics on canopies are counted
toward the total signage area.

13. Functional Elements and Screening

Architeeture Design that utilizes energy conservation measures wherever possible
shall be used.




All vents, downspouts, flashing, electrical conduits, meters, HVAC equipment, service
areas, loading docks, service connections, and other functional elements shall be treated as
integral parts of the architecture, starting at the conceptual building design phase. When
these elements need to be part of the facade (e.g., downspouts, vents) they shall be
incorporated into the architecture through detailing or matching colors.

Meters, utility banks, HVAC equipment, and other exterior service elements shall be
contained in service closets, behind walls, or located out of view from the public.

Building elevations presented for Planning Board review shall show the location and
treatment of all functional elements.

14. Rooflines

Rooflines shall be designed to provide diversity in the form of the building and add visual
interest to the streetscape. Specifically, rooflines shall be designed to reduce the mass of large
buildings, emphasize building entrances, provide shelter or shade for pedestrians, and
incorporate elements unique to Maine and New England.

Buildings with pitched roofs are strongly encouraged. Where pitched roofs are used, the
minimal pitch shall be at least 5/12. Projecting rooflines shall be designed to create strong
shade/ shadow patterns.

False mansard, A-frames, and other non-traditional roof forms shall not be used as the
primary roofline.

Flat roofs, especially on single-story isolated buildings, are discouraged in most
applications. Where flat rooflines are used, the design shall create no horizontal line
greater-than 100 feet without a break, using features found on traditional New England
buildings.

In the CPD, HP, RH and BOR Districts, flat roofs are anticipated and acceptable on office,
research and hi-tech buildings which are three or more stories in height. In these instances,
changes in the roofline, pilasters, trim and other architectural detailing shall be used to vary
and break up a flat roofline.

Where parapets are used to break up a flat roofline, the height of the parapet shall be at
least five percent of the total length of the wall.

Variations in rooflines, detailing, and building heights shall be included to break up the
scale of connected linear buildings.

15. Roof Materials

Composite asphalt shingles and standing-seam non-glare metal are preferred required for



visible roofing.

Roofing materials shall complement the color and texture of the building's facade. Roof
colors shall be muted earth tones or a color that is darker than the facade.

Stripes and patterns on the roof are strenghy-discodraged prohibited.
High gloss roofing materials shal-retbe-used-are prohibited.
16. Rooftop Screening

Mechanical and other equipment mounted on rooftops must be screened from public view
or grouped in a location where visibility is limited. Where used, screening for
roof-mounted equipment shall be designed as an integral part of the architecture to
complement the building's mass and appearance.

Roof mounted signs are prohibited by the Sign Regulations in the Zoning Ordinance.

17. Additional Requirements — Franchise Design

National franchises (e.g., restaurants, service stations, retail stores) are a welcome and
permitted use within Scarborough's commercial districts. However, the design of these
buildings can contribute to the loss of identity for Scarborough by the repetition of generic
architectural forms that-are found throughout the country. Buildings for these types of uses
shall reflect an awareness of New England architectural traditions in their form, detailing,
and materials.

Architectural forms primarily derived from building styles from other regions of the
country are prohibited. New England regional prototypes from national franchises are
permitted, provided they meet the Design Standards. Buildings that are stylized to the point
where the structure is a form of advertising are not acceptable.

Applicants shall provide the Planning Board with illustrations that demonstrate how site
features and accessory structures will be coordinated with the principle building. These
may include dumpster screens, storage buildings, refrigeration lockers, playgrounds,
signage, and lighting.

Connections to the public sidewalk shall be included in the site plan to permit erceurage
pedestrian use. Access routes leading to or from service stations and convenience stores
shall minimize conflicts with pedestrian circulation.

18. Additional Requirements — Large Scale Retail.

Due to their visibility and mass, large scale buildings 20,000 square feet or greater, such as
'big box' retail or grocery stores, can greatly enhance or detract from the visual character of
the commercial district. These buildings shall be designed as attractive pieces of
commercial architecture that are consistent with the scale and form found in Scarborough
traditional buildings.




Architectural details shall be used to reduce the scale and uniformity of large buildings.
Elements such as colonnades, pilasters, gable ends, canopies, display windows, and light

fixtures can be effective measures to add human scale.

All sides of a large-scale building that face an abutting public or private street shall
feature at least one customer entrance to facilitate pedestrian access, minimize
walking distances from cars, and reduce the scale of facades. Where a building abuts
more than two streets, this requirement shall apply to only two sides of the building,
including the side facing the primary public street and another side facing a second
street.

Large-scale buildings shall eentribute—to—the—establishment—or—enhancerment—of—the

pedestrian-environrment-by-provideing at least two of the following:

e Patio/seating area

e Pedestrian area with benches
e Window shopping walkway
e Outdoor playground area

e Kiosk area

e Water fountain

e Clock tower

e Other focal features or amenities that enhance the pedestrian environment.

Where principal buildings contain additional, separate stores which in total occupy less
than 20,000 square feet of gross floor area, with separate, exterior customer entrances, the
following additional standards shall apply:



e The street level facade of such stores shall be transparent between the height of
three feet and eight feet above the walkway grade for no less than 40% of the
horizontal length of the building facade of such additional stores.

Buildings with multiple storefronts (e.qg., strip shopping centers, one story office buildings)
shall be visually unified through the use of complimentary architectural forms, similar
materials and colors, consistent details, and coordinated signage.

Variations in the front setbacks are strongly encouraged to add visual interest, create
spaces for common entries, outdoor eating / social spaces, and landscaped spaces.

Linear commercial buildings shall include a focal point such as raised entrance way, clock
tower, or other architectural elements - to add visual interest and help reduce the scale of the
building.

Linear structures shall include architectural elements designed to provide shelter,
encourage pedestrian movement, and visually unite the building. These can include covered
walkways, open colonnades, arcades, and similar features.




20. Additional Requirements — Multi-Building Developments (MBD)

Multiple building developments shall exhibit a high degree of coordination in site planning,

architectural design, site design, and site detailing. MB—physical-components—shal—be
destenedtoeomp ementar-evera—plar-

MasterPlan- For MBD’s, a conceptual master plan shall be prepared to show the Town
the general location of future buildings, parking lots, roads and driveways, walkways,
common open spaces, utilities, service areas, stormwater management, and other
components of site development. The master plan shall also show how traffic, stormwater,
and utilities will be coordinated with adjacent properties. The plan shall also illustrate the
measures that will be taken to preserve significant natural or cultural features, such as
wetlands, specimen trees, or stone walls.

PhasirgPlan- As part of the Site Plan application, the applicant shall provide a phasing
plan that illustrates the sequence of development and what steps will be taken to ensure
compatibility between current and future activities.

BuHding—Orientation- All buildings in. MBD's shall be oriented to create usable, safe and
attractive pedestrian spaces, preserve significant site features and minimize the appearance
of parking areas.

FeealRoints: In MBD's; a-tmited-rumberef multiple buildings or other elements shall be
designed as focal points. These structures shall‘'be visually more prominent, enhanced by
height, massing, ‘ distinctive " architectural treatment, lighting, landscaping, or other
distinguishing features.

Outdeor—Spaees: MBD's shall include outdoor use areas such as greens, plazas, and
courtyards BUIldIngS may be orlented toward open spaces rather than roadways. t—n—these

pemt(s)—errented—te—parl«ng—areas— Outdoor spaces shall be coordmated W|th the pedestrlan

circulation plan to allow ereeurage-pedestrian use, with provisions for seating and outdoor
activities. Outdoor spaces shall be designed to separate pedestrian and vehicular traffic with
landscaping, grade changes, and other site features.

Brive—TFhrough—Facthties. Where drive-through facilities are a component of a MBD, the
building and site plan shall emphasize pedestrian access.

Sighage—Plan- Applicants for MBD's shall submit a master signage plan that shows how
graphics will complement and unify the proposed development. See-Sighage-

21. Additional Requirements — Auto Oriented Uses

Service stations, convenience stores, and similar uses shall be sited to face the street.

Pump islands and canopies shall be located in the rear or side so the primary building is the

11



major feature seen from the road.

The architecture shall be designed so all four sides are in compliance with these design
guidehines standards. Windows or other forms of fenestration shall be included on all street
thefacade facing facades and thestreet-which-shal-be-treated as a front facade.

Service station canopies shall be visually compatible with the main structure through
consistency in roof pitch, architectural detailing, materials, and color. Pitched roofs and

fascia trim are preferred for canopies. Bands of bold color on the canopy and backlighting
inside the canopy are prohibited.

Openings for car washes or service bays must be integrated with the design of the building
and sited on the side or rear so they are not directly visible from public roadways or
adjacent residential areas.

22. RESERVED - Additional Requirements — Village: Eight Corners

23. RESERVED - Additional Requirements — Village: Oak Hill

24. RESERVED - Additional Requirements — Village: Dunstan

25. RESERVED - Additional Requirements — Village: North Scarborough
26. RESERVED - Additional Requirements - Village: Pine Point

27. Additional Requirements — Drive Through Uses

Drive-throughs shall be subordinate to the design of the main building to maintain the
pedestrian orientation of the structure. Architectural design and circulation planning for
buildings with drive-throughs require careful consideration to integrate them into the

12



Scarborough environment.

Drive-through operations and other automobile-oriented facilities shall be designed with
facade and roofline elements that reduce their scale and add architectural interest.

Where drive-through windows are allowed, they shall be incorporated into the design of the
building through their scale, color, detailing, massing, and other architectural treatments.

Drive-throughs shall avoid facing public or private roadways and shall generally be located
at the side or rear of the building. Where drive-throughs are located at the rear, the site
should be designed to ensure the safety of the employees and patrons.

Drive-through canopies shall be visually compatible with the main structure. This can be
accomplished through consistency in roof pitch, architectural detailing, materials, and
color. Pitched roofs and fascia trim are preferred for canopies. Bands of bold color on the
canopy and backlighting inside the canopy are prohibited.

28. Additional Requirements — Accessory Uses

Non-habitable structures, such as freestanding ATMs, garages, service stations, canopies,
storage units, recycling sheds, trash enclosures, cart corrals, and utility buildings shall meet
the same design standards as the principal building(s) on the site. The design of
freestanding structures shall be coordinated with the principal building through repetition
of architectural forms, materials, colorsand detailing.

Where vending machines are provided, they shall be sited in locations that are not visible
from the street. The_ site plan and architectural elevations shall show the location of all
vending machines.

Shopping carts must be stored inside the building, or in ‘cart corrals', out of the way of
pedestrian circulation. Cartstorage-areas shall-meet the standards for accessory structures.

29. Additional Requirements — Existing Structures

Applications to the Planning Board that involve renovations and additions shall show all
improvements as well as the existing structure. A narrative shall accompany the application
which explains the designer's intent to relate the old with the new.

Where the existing building currently meets the design standards, proposed renovations
must be designed to respect the proportions, fenestration patterns, and details of the

original building. Where—existing—buHdings—meet—the—design—standards,—Additions or

renovations shall complement or match the materials, form, color, and detailing of the
original structure.

Where the existing building does not meet the design standards, the owner is strongly

encouraged to upgrade the entire structure—Where-the-eriginal-bulding-does—not-meet-the
standards—the-ownershall and demonstrate how the materials used in the renovation will

complement the existing structure.
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Renovations shall retain any distinctive architectural features or examples of skilled
craftsmanship.

30. Waivers to Architectural Standards

The Planning Board may review and approve requests for waivers to architecture standards for
the following:

a. Transparency standards Fhis-standard may be waived if other architectural elements
are used to provide scale and visual interest.to the front facade in keeping with
these Design Standards.

b. The Planning Board may allow non-reflective metal panels and brushed aluminum to
be incorporated into the facade design of large scale office, research and hi-tech
buildings in the CPD Innovation District, HP, RH and BOR Districts. These
materials shall be supplemented with the tradition, high quality building materials
common to northern New England to maintain a regional vernacular and sense of
identity throughout Scarborough.

J. Sign Standards
1. Purpose

Signs play a central role in providing information, wayfinding, and setting the tone for
Scarborough's commercial districts. They inform motorists and pedestrians, while having
a direct effect on the overall appearance of the roadway.

The architecture—ofthebuHding{s)and-the aesthetics of the signage on a site shall follow
traditienal historical and contemporary New England building forms and shall be designed to

complement the neighborhood or village in which the site is located.
2. Applicability and General Standards

The signage for a site shall comply with Section XII, Sign Regulations of the Zoning
Ordinance. and shall be reviewed in conjunction with the site plan.




15









18



