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CHAPTER FIFTEEN 
PLANNED UNIT BUSINESS DEVELOPMENT (PUBD) 

{Adopted 4-27-98; Article 62} 
 
15.01 PURPOSE AND INTENT 
 
 It is the purpose of the Planned Unit Business Development (PUBD) to encourage the 

efficient and creative use of the parcels of land in Sturbridge that are suited for primarily 
non-residential use.  Although development under this provision must comply with the 
design and site planning standards given below, the strategy for the use of the land is 
intentionally undefined.  The Town of Sturbridge desires to encourage projects that will 
meet the demands of the market, improve the economic base of the community and 
protect the town’s character.  Any development within this district must recognize that 
protection of Sturbridge’s rural character will be a prime consideration for approval or 
denial. 

 
 PUBD applications shall be limited to any parcel of land or aggregation of parcels of 50 

acres located in the Special Use District (See Chapter Fourteen).  A PUBD may be 
comprised of a mixture of residential uses including affordable housing units, open space, 
industrial or other uses, and a variety of building types, if the proposed uses and buildings 
are determined by the Planning Board to be sufficiently advantageous to grant special 
permission to depart from the normal requirements of the underlying zoning.  In all cases, 
seventy-five percent (75%) of the total square footage of the land exclusive of open space 
requirements must be devoted to non-residential uses.  

 
15.02 APPLICATION PROCESS 
 
 The designation of a PUBD shall require a special permit.  The special permit granting 

authority shall be the Planning Board.  Procedures for the consideration of the special 
permit application shall be in compliance with those specified in MGL, Chapter 40A, §§ 9 
& 11. 

 
15.04 REQUIREMENTS 
  
 Applicants are encouraged to submit  a preliminary development plan to the planning 

Board and/or its planning staff for a pre-application review prior to filing an application for 
a PUBD special permit. 

 
 An application for a PUBD special permit shall be accompanied by a definitive 

development plan and all supporting materials meeting the applicable requirements of 
Chapter Twenty-Five - Site Plan Review and of Chapter Six of the Sturbridge Subdivision 
Rules and Regulations. In cases where these requirements conflict, the more stringent 
requirements shall control.  In addition, whenever requested by the Planning Board, and 
applicant shall submit additional information necessary to demonstrate compliance with 
purposes and requirements of this bylaw. 

 
15.05 USE STANDARDS 
 
15.06 General categories of allowed uses within the PUBD are as follows: 
   
 (a) Executive offices 
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 (b) Laboratories for research and development 
 
 (c) Professional and medical offices 
 

(e) Light industrial operations 
 

(e) Public recreational facilities 
 
(f) Hotel/Motel 
 
(g) Commercial recreational facilities 
 
(h) Limited residential uses that are appropriate in relation to the proposed non-

residential uses in terms of the public health, safety and welfare and Sturbridge’s 
housing needs. 

 
 This listing of allowed uses does not imply that the Town of Sturbridge would approve any 

mixture of these uses, unless it is clearly proven that the said mixture is compatible and 
that there will be no negative impacts on the environment, workers, residents, abutters or 
the community. 

 
15.07 ALLOWED ACCESSARY USES - Accessory uses and buildings are permitted when 

provided as an integral part of the overall development to serve the occupants, patrons 
and guests thereof but not necessarily limited to the following: 

  
(a) Restaurants 

 
 (b) Maintenance Buildings 
 
 (c) Health Clubs 
 
 (d) Parking Areas and Parking Garages 
 
15.08 DEVELOPMENT STANDARDS 

 
15.09 MINIMUM LOT DIMENSIONS - The minimum tract size for a PUBD project shall be fifty 

(50) acres, this requirement may be reduced to twenty-five (25) acres by Special Permit 
granted by the Zoning Board of Appeals.  Minimum frontage along a public way shall be a 
total of 400 feet. 

 
15.10 DENSITY AND INTENSITY 
 
 Detached single family dwellings shall be allowed at a maximum density of one (1) acre of 

upland for each housing unit.  Attached housing units (two, three, four, five and six family 
structures) shall be allowed at a maximum density of 4 housing units per acre of upland.  
Allowance of densities shall be conditioned on approval by the Board of Health pertaining 
to the adequacy of the waste disposal system. 

 Buildings shall be so arranged that the minimum distance between principal and/or 
accessory buildings shall be equal to or greater than one-half the sum of the maximum 
heights of the affected buildings, exclusive of accessory parking structures which are 
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designed to function in conjunction with the principal building.  There shall be a minimum 
distance of 100 feet separating any building and its accessory components (including 
parking) in one use category (i.e., Commercial, Industrial or Residential) and any other 
building and its accessory components in a different use category. 

 
15.11 SETBACKS - No building shall be constructed within one hundred (100) feet of any public 

way and within seventy-five (75) feet of other property lines.  A minimum of seventy-five 
feet (75) of setback for frontage on any public way shall remain undisturbed except to add 
plantings or to gain entrance to the parcel in accordance with plans approved by the 
Planning Board. 

 
15.12 MAXIMUM COVERAGE - Building coverage, whether by a single building or multiple 

buildings shall not exceed 30% of the total lot size.  This shall include all accessory 
buildings.  Total impermeable surface coverage (buildings plus roads and parking areas) 
shall not exceed 60% of the total lot size. 

 
 No building or any other structure (not including antennas) shall exceed 60 feet in height.  

The exterior facades of all buildings shall be of a finished quality on every side (such as 
brick, stone, wood or glass) and architecturally harmonious in design as evidenced by 
plans prepared by a professional architect or designer.  Loading ramps and utility 
features, if permitted, shall be placed at the side or at the rear, and shielded from view. 

 
15.13 RESIDENTIAL COMPATIBILITY - No more than 25% of the total floor area shall be 

devoted to residential use.  All proposed residential use must be compatible with the non-
residential uses.  Consideration by the Planning Board concerning this issue shall include 
the following: hazards of traffic, pollution and equipment, and impacts including noise, 
smoke, light and visual effects and social impacts such as available open space, future 
property values, access to town services and transportation and degree to which said 
housing will become an accepted and integral part of  Sturbridge’s overall housing stock. 

 
15.16 OPEN SPACE - A minimum of 40% of the total tract shall be permanently left as open 

space.  No more than 25% of the required open space may be wetlands.  No more than 
50% of the required open space shall be within the setback.  The open space shall be 
located primarily in large open areas or in necessary setback, buffer and linkage areas.  
There shall be a functional relationship between the open space and the proposed 
developments.  The test for such a relationship shall be that all open space must serve a 
specific purpose that is consistent with the overall plan of the project and the placement of 
buildings and other man-made features.  The Planning Board encourages use of open 
space for parks, playgrounds, play fields or multi-use trails consistent with the overall 
PUBD design. 

 
15.17 PARKING - The amount of parking space shall be in accordance with the requirements of 

Section 20.21 - Off-street Parking and Loading Spaces.  However, the off-street parking 
requirements may be reduced where a common parking area(s) serves clusters of 
business development and where, in the opinion of the Planning Board and the Town 
Engineer, there will be ample parking.  In the event that a reduction in off-street parking 
requirements is authorized, a reserve parking area of one (1) parking space for each one 
thousand (1,000) square feet of gross floor area shall be retained in suitably located open 
space areas so as to be utilized for required parking at such time as the Planning Board 
shall require. 
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 No outdoor parking areas shall be located within thirty (30) feet of any buildings with the 
exception of handicapped spaces and passenger drop-off areas. 

 
 All surface parking lots and any exposed sides of partially above-ground parking 

structures shall be screened for a depth of at least seventy-five (75) feet from any 
residential zone boundary.  Screening shall consist of closely planted evergreen trees, 
hedges, shrubbery or fences.  Within each surface parking lot there shall be evenly 
distributed landscaped areas with at least one (1) shade tree and other low plantings for 
every ten (10) parking spaces. 

 
15.18 ROADWAYS - New roadways shall be private and privately maintained.  No parking shall 

be permitted thereon.  All roadways shall comply with the standards of the Sturbridge 
Subdivision Regulations.  Width of roadways serving residential areas may be decreased 
with approval by the Planning Board.  Sidewalks shall be required on both sides of PUBD 
roadways unless waived by the Planning Board.  Curb cuts shall be permitted no closer 
than every 500 feet on public ways. 

 
15.19 UTILITIES - All utilities shall be located underground. 
 
15.20 COMMON AREAS - All interior streets, sidewalks, utilities, open space (retention ponds) 

shall be owned and maintained by the owner or owners of the land and buildings in the 
PUBD. 

 
15.21 LIGHTING - Exterior illumination shall be only as necessary for safety, lighting of 

buildings, walks and roads, and shall be subject to approval and limitation by the Planning 
Board.  All lights permitted shall be so located and of such a design that no light source is 
visible beyond any point on the boundaries of the same property. 

 
15.22 SIGNAGE - With the approval of the Board of Selectmen, one exterior illuminated sign of 

no greater than 50 s.f. shall be allowed to be located within the Town Right of Way for 
each PUBD project.  Minimal clearing will be allowed to provide visual access to the sign.  
Sign design and details shall be approved by  Design Review Committee. 

 
15.23 PERFORMANCE STANDARDS 
 
 The following standards apply to the construction and operation of the use and are 

intended to identify impact factors that would be grounds for either serious conditions or 
denial of the application. 

 
15.24 WASTES - No objectionable or injurious waters or other materials shall be discharged 

from a PUBD project. 
 
15.25 NOISE - Other than time and emergency signals and noise necessary for construction or 

demolition of buildings on the lot, no unreasonable or objectionable noise shall be 
transmitted beyond the lot from which it originates, nor shall any offensive odors, noxious, 
toxic or corrosive fumes or gases, dust, dirt or smoke be emitted into the air so as to 
endanger public health or safety. 

 
15.26 DANGEROUS MATERIAL - No material which is dangerous due to the possibility of 

explosion, fire hazard, radioactivity or other hazard shall be used, stored or manufactured 
except in accordance with applicable law. 
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15.27 LANDSCAPING - Landscaping shall be such that the site is buffered for both sight and 

sound from abutting land uses.  A minimum of seventy-five (75) feet of landscaped buffer 
shall be provided between the project and all abutting uses. 

 
15.28 TRAFFIC IMPACT - If required by the Planning Board, the applicant shall produce a traffic 

impact report.  The report shall be produced by an outside consultant, mutually agreed 
upon by the Planning Board and the applicant.  The cost for the study shall be borne by 
the applicant. 

 
15.29 ACCESS TO MAJOR ROUTES - Any proposed PUBD shall have direct access to the 

former Route 15.  In no case shall access be approved if it shall prove to be hazardous or 
deleterious to a Sturbridge residential area. 

 
15.30 APPROVAL - In order to grant approval of a PUBD, the Planning Board must make the 

following findings: 
 

(a) That the site is adequate in size to support the proposed quantity of development. 
 

(b) That the site is suitable in terms of topography, soils and other physical attributes 
and location for the proposed uses. 

 
(c) That the project’s impact on traffic flow on surrounding roads and intersections 

does not reduce levels of service below the current Standards Service Level. 
 

(d) That the project’s impact on neighborhood visual character is acceptable 
compared to benefits of the project. 

 
(e) That the proposed method of sewage disposal, provision of water and provision of 

surface water drainage are adequate and in accordance with Board of Health and 
DPW standards. 
 

(f) That utilities and public services are adequate to serve the needs of the proposed 
uses. 

 
(g) That the impacts on the ground water supply level and other natural resources are 

within acceptable levels. 
 

(h) That the proposed mix of uses within the PUBD are compatible with one another. 
 

(j) That the proposed plan will not have adverse effects which overbalance its 
beneficial effects on either the neighborhood or the Town. 
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