TOWN OF ROUND HILL
PLANNING COMMISSION PUBLIC HEARING REPORT

R-2 CONSERVATION CLUSTER OPTION ZONING ORDINANCE AMENDMENT
December 16, 2004
BACKGROUND

The Town is considering the addition of a cluster design option for properties that are zoned R-2 and are at least 5 acres in size.  The purpose of providing an alternative design in the R-2 district is to enable a property owner to shift development away from the significant natural and historic features of the property that the Town has identified to be conserved. The development would occur on smaller lots on 40% of the property while the other 60% would remain in open land preserving floodplain, the setting of an important historic building, land that helps form a greenway, or open land that marks the entranceway to the old part of Town. 

Many of the Town’s most recent planning initiatives are based on trying to find a way to guide and mold the new development that is occurring in and around Town in a way that maintains the Town’s identity, character and natural environment. (Attachment 1) All of these efforts are guided by the Town’s Comprehensive Plan. The Plan is made up of polices which set out a strategy for how the Town will develop over time while conserving the things that are important to Town residents. (Attachment 2
Given the Town’s recent planning discussion and with the guidance provided by the Town’s Comprehensive Plan, the Council, in hearing that a large property located at the Town’s eastern gateway that includes important natural and historic features was to be developed, sought a way to work with the property owner to achieve his by-right development objectives and the Town’s scenic, environmental and historic objectives.  The Town Plan calls for a cluster design as an appropriate method for achieving conservation objectives.
The Town Council upon consultation with the Planning Commission determined to hire a design consultant to work with the Commission to 
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develop a design option that the property owner could promote for development on his property.  In order to implement the design option recommended by the Planning Commission, the Town Council determined to amend the Zoning Ordinance to allow for a conservation-oriented cluster by-right option for all R-2 property owners.  The Planning Commission through several meetings and public input sessions has developed a draft Ordinance that would enable a property-owner to develop a cluster. (Attachment 3)  

Highlights of the Proposed Ordinance
· It is an option.  Under the R-2 zoning regulations, if the amendment is adopted, a property owner of 5 acres of land or more could develop his property with 20,000 square foot lots with no open space requirement or cluster the development in 8,500 square foot lots with 60% of the property in conservation area.
· The conservation area includes land within the 100-year floodplain, major and minor floodplain, wetlands, slopes in excess of 25%, rock outcroppings, historic landscapes; land contiguous to open land on other properties; and structures identified in the Town’s Comprehensive Plan as historic and valuable to conserve for the citizens of the Town. 
· The number of houses that could be developed are the same under either option—2 houses per acre.
· A landscaped buffer would be established between the cluster development and existing 20,000 square foot lots.

· The cluster lots would be grouped around an open green.

· The cluster lots would be served by a private street.
Planning Commission Action

The Planning Commission has several courses of action available to it at the conclusion of the public hearing. The Planning Commission is not required to make a recommendation to the Town Council and can send the draft forward with no recommendation, a recommendation of approval or a recommendation to not adopt the Ordinance.

1. The Planning Commission can forward the Zoning Ordinance amendment to the Commission’s December 21, 2004 meeting to discuss the comments 
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voiced at the public hearing and make further modifications to the Ordinance.
Sample Motion 1:

I move that the Planning Commission forward the R-2 Residential Single Family District Conservation Cluster Zoning Ordinance amendment to the December 21, 2004 meeting for further discussion and refinement based on the comments received at the December 16, 2004 public hearing.

2. The Planning Commission can forward the proposed Ordinance amendment and the public comments received at the public hearing directly to the Town Council. 
Sample Motion 2:

I move that the Planning Commission forward the R-2 Residential Single-Family District Conservation Cluster Option Zoning Ordinance amendment to the Town Council along with the public comments received at the December 16, 2004 public hearing for the Council’s consideration.
Alternate Motion:

I move that . . . 
ATTACHMENT 1
Recent Planning Initiatives:

· The Charette process that brought changes to the Oak Hill development design resulting in the preservation of more open space, the protection of major and minor floodplain areas,  kept development off steep slopes, and the contribution to the Town of the Potts Barn and it’s setting;

· The recent negotiations with Richmond American homes to offer a diversity of lot and houses sizes, front houses along Rt. 719 to complete the existing pattern of development, preserve more land in open space, including the major and minor floodplain areas;

· The Streetscape Master plan that identifies ways to maintain and  enhance the physical appearance and character of the public streets of the Town;

· The Main Street Committee’s work to identify the Town’s important visual elements that establish the Town’s character to leverage it for economic development.

ATTACHMENT 2
Included in the Plan are the following objectives:
· To establish a sense of place by way of visual elements that can be experienced (p. 17)

· To protect significant heritage resources including structures and landscapes from degradation (p.17)

· To encourage new development to incorporate the current identifying elements of the Town (p. 17)

· To establish a greenbelt around the Town to create a hard edge (p.18)

· To maintain the existing topography and tree cover in preserving the existing Town gateways (p. 18)

· Significant heritage resources should not be adversely affected or destroyed by new development unless there is no feasible alternative (p.18)

· To protect against the destruction of or encroachment upon historic and environmentally sensitive areas (p. 19)

· To provide for and preserve amenities that will improve the appearance of the Town (p. 20)

· To encourage housing that is compatible in design and density with existing housing (p. 21)

· To encourage attractive residential areas to be created or maintained through development patterns which preserve the natural environment provide space for needed services and at the same time protect neighborhoods from the adverse effects of traffic and incompatible land uses (p. 22)

· To protect against the destruction of or encroachment upon historic and environmentally sensitive areas (p. 23)
· Scenic and environmentally valuable property should be protected from the intrusion of incompatible development (p. 23)

· Where physical constraints make typical subdivision development impractical, clustering and other imaginative development patterns should provide the density and character compatible with adjacent single family development (p. 24)

· To provide development flexibility to promote innovative quality, urban design, and efficient land use patterns (p. 25)
· To ensure that new development recognizes and preserves the Town’s natural, historic, and architectural resources for present and future residents (p. 25)

