





Conventional Techniques to Protect
Rural Character

Protecting Rural Character Is Almost AlwayS'
* A prnmary goal in local Comprehenswe Plans

A primary concern revealed in local land use
E attltude surveys ’ : g




Conventional Techniques to Protect
Rural Character

Response is almost invariably that Rural Density
should be kept Low to Protect Rural Character

* 1 dwelling unit per 2 acres requirement in
rural areas is very common in local land use
ordinances

DOES IT PROTECT RURAL CHARACTER?




What is a typical lot size?




200 feet

1 dwelling unit per 2 acres

436 feet

Old Field Road
Yarmouth

This subdivision was built out at 1 dwelling yrétr 2 acres. Has this protected rural
character?
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Thisquote from a Comprehensive Plan illustrates the notion that people have
equating density to rural character. The sense is that spreading new homes
apart will somehow preserve the sense of sptwa is characteristic of our
rural areas.

This is ghoto-simulatedview of what a development parcel may have looked
like a generation ago.
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This is the same field as it appears today. (In the previous photograph the
homes were digitally removed to show what the land used to look like.) Thg
homes areononetotwo actd 2 (1 &4 T & tdpaitSTRereiisino Q
landscaping, or sidewalks, or pedestrian amenities.

\174




Does reduction in density preserve open space? By digitally removing evel
other house the density is reduced to one home per three or four acrd$e
effect of homes scattered over a large open field is still the same
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B a it WHAT’S WRONG WITH LARGE-LOT
(2, 3 or even 5 acre) ZONING ?

Typical development pattern on 1-2 acre lots.
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Unknown location between Lisbon Falls and Windham. Typical large lot subdivisions on
3+ acres, resulting in forest fragmentation, loss of habitat, disruption of traditional
recreation.
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300 feet

726 feet

1 dwelling unit per 5 acres

Mountain Housing
Newry
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Large — Lot Zoning in Darien, CT.

o 'S
Source: Center for Rural Massachusells

side yards and rear yards except for an open space area for the country club and the

1960s as a means to protect rural character imutgl zone The results that this area
hunt club. Rural character has been lost in much of Darien.

is fully built out with 2 acre lots with the only open spacehe form of front yards,

Darien Conn. has hddrge lot zoning (minimum lot size of 2 acres) since the early
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Conventional Cluster Subdivisions

Cluster Subdivision Option Ordinances Allowing the
Same Number of but Smaller Lots Yielding Common
Open Space Adopted by Many Towns

However Conventional Cluster Ordinances Often Do
Not Protect Rural Character or the Environment

* For example: Cluster subdivision in the middle of a
farm field
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Royal Meadows is a cluster subdivision of ten hoplepped on22.6acresof
land thqt hadoeen formerly used as pasture for a horse farbeveloped in the
f I G4S .Mapyural@Earacter been protected here?
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What’s a Primary Remedy to
Subdivision Sprawl?
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Assume that a public road borders along the left side of the illustrated 20 acre parcel.
The upper right hand illustration shows the parcel developed as a conventional
subdivision with 3 acre lots and no protected open space. The lower left illustration
shows a cluster subdivision with protected open space butidnelopment consumes
much of the open fields and does not blend into the landscape. Views from the front of
most of the houses in this and conventional subdivision are of the front picture window
of a nearby house. The lower right illustration shows an open space subdivision that
blends into the landscape with open fields protected. Front views from these houses
are filtered by buffering trees in front and unobstructed into the open fields. Privacy is
assured by buffering trees between the houses. The road in this development is only 18
feet wide and splits into two common driveways. The fields could be used for farming.
Homes cannot be seen from the public road. Site design criteria were applied to this
subdivision. Rural character has been protected.
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This is an illustrated aerial view of farmland with original farmstead on left side field
near public road. Thiand the followingllustrations of this fictional development are
used courtesy of Randall Arendt.
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primary conservation
area

This shows the sanygarcel developed as a conventional cookie cutter subdivision.
Primary conservation areas or constraints like wetlands or steep slopes are indicated.
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So how is an open spasabdivision designed so that rural character is protected? The
first step is to identify Primary Conservation Areas. These are areas with constraints
that should not be built upon including steep slopkgdricsoils, wetlands, and surface
waters including intermittent streams.
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The second step is to identify Secondary Conservation Areas. These are significant
features that include open fieldgjgh value natural areas, important agricultural soils,
mature woodlands, stone walls, tree lines , existing historic structures, scenic views into
and out of the property, trails and hilltops.
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The next step is to locate new housmsthe property using site design criteria. One
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far edges of open fields preferably adjacent to woodlands (to enable new construction

to be absorbed by natural landscape features)

24



tall oaks on
small knoll

/)rr)tli.""\ 7

werliands

3

stone wall

woodlands

hvdric and
1
loodprone soils

original
farmhouse
(c.1820)

Rll(lt/

barn - = . .
R D/ "
A © ;:{////{l‘u‘l.‘\ -

/ ~Ufypiw

Jambs

grassy glade
overlooking pond

Windsor

| —

The next step is to locat®ads, common driveways, and trails. Site design standards
should be followed e.g. roads and common driveways should avoid or cross open fields
, agricultural lands, sensitive habitats at the edges preferably along tree lines or hedge

rows.
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Final step is to draw in lot lines. It would have been better if there had been treed
buffers in front of homes fronting open fields allowing a filtered view ahmfield and
blending the homes inttle landscape better.



Here is an illustrated aerial view of the development.
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Here is an aerial photo of a 117 acre parcel off the Pleasant Hill Road in Fribaport
was developed as an open space subdivision that effectively protects rural character.
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Speckled areas in farm fields are Christmas trees where a number of houses were
locatedpartly because they were buffered by the trees. Mill Stream is in the upper part
of the slide.
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This shows another corner of the parcel.
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This is a prelevelopmentview from Pleasant Hill Road looking across
the open fields of the property.
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This is another prelevelopment view along the edge of the property near where the
subdivision road was located.
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| SNB Qa | -gerelbpnteMIidwiddBoss the fields, note Christriragsmiddle
right of the slide and in background in front of forested area.
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Primary Conservation Areas

This operspace subdivision in Freepalled Mill Stream Subdivision used a similar 4
or 5 step design process described earlier. First the primary conservation areas were

identified.
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Next secondary conservation areas were identified.
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Schematic
Home Sites

Next areas were identified where homes should go. Ultimately the two smallest (more

oval less irregular) lime green areas were ns¢d for homes partly because they
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trees to buffer the houses. The yellow area represents the view in from the Pleasant

Hill Road (red dashed line) .
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Roads and trails were drawn in followed by house lot lines.
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Primary Conservation Areas

Wetlands 13.2 acres
Slopes > 20% 19.9 acres
100 year flood plain included

Water bodies included

Deer wintering areas 0 acres
Total 33.1 acres
Roads 5.4 acres
Land Unsuitable 38.5 acres

Primary Conservation Areasacres are itemized and totaled as land unsuitable. Some
ordinances term this as unbuildable land. A small percentage of parcel acreage is
accounted for roads.



Net Residential Acreage (NRA)

Gross Area: 117.0 acres
— Land unsuitable: 38.5 acres
NRA 78.5 acres

Required Open Space (ROS)

50% of NRA 39.3 acres
Primary Cons. Area 33.1 acres
ROS 72.4 acres

Unbuildable land or land unsuitable is subtracfea the total acreage of the parcel
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ordinance requires that open space subdivisions set aside 50% of NRA plus any Primary
Conservation Areas as protected open space. This amounted to about 72 acres for Mill
Stream Subdivision.
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Residential Density

Net Residential Acreage = 78.5 acres

Density: 1 unit/ 2.5 NRA= 31 units

1 unit per 2.5 acres of Net Residential Acreage is allowed in the rural zone of Freeport.
The number of housts allowed on this parcel was determined by dividing the Net
Residential Area by 2.5, which allowed 31 house lots on this parcel the same number
that would have been allowed for a conventional subdivision that protected no open

space.



w»

&
Qx

aros

Xy 2°F

aArtft

{GNBIY { dzoRAJA

41



