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The following draft Ordinance language is proposed to be inserted in Article 3 of the Town of Round Hill Zoning Ordinance to provide another design option in the R-2  Residential-Single Family District:

3.10
R-2 Conservation Cluster Option

Conservation Cluster development in the R-2 district is permitted as an option subject to the regulations in 3.11 through 3.34.

A Conservation Cluster is a development design that concentrates buildings on a portion of the site to allow the remaining open land to be used for passive recreation, open space, or the preservation of sensitive natural and heritage resources

3.11
R-2 Conservation Cluster Option Purpose
The purpose of cluster development is to promote flexibility of subdivision layout and design, with attendant cost savings and preservation of open space, sensitive natural and heritage resources.
3.12
R-2 Conservation Cluster Option General Regulations

1. The Conservation Cluster shall consist of two separate parts:  the Cluster Area and the Conservation Area. 
2. The Cluster Area shall comprise no more than 50% of the site and shall not include:
a. Major, minor, and 100 year floodplain areas;

b. Land located within the drip edge of Heritage trees. A Heritage tree is one that has notable historic or cultural interest or significance to Town residents as designated by resolution of the Town Council of Round Hill.
3. The Conservation Area shall comprise no less than 50% of the site, and shall only consist of:

a. Open Space;

b. Public parks owned and operated by the Town of Round Hill;

c. Conservancy Lots as established per 3.27;
4. The following shall not count towards the Conservation Area space requirement:

a. Public or private streets;

b. Courtyard easements serving the Cluster Area;

5. The Conservation Cluster shall not be established unless it includes at least one Conservancy Lot.

6. The Cluster Area shall be entirely planned and developed under either the Traditional Cluster Design Option described in 3.17 or the Courtyard Cluster Design Option described in 3.18. 
7. The proposed cluster development design shall strictly minimize disturbance of environmentally sensitive areas, to include land within the 100-year floodplain, major and minor floodplain, wetlands, slopes in excess of 25%, and rock outcroppings. Demonstration by the applicant that these features will be protected shall be prerequisite to approval of the detailed Preliminary Subdivision.
8. New intersections with existing public roads shall be minimized.

9. The tract of land may be held in single and separate ownership or in multiple ownership. However, when a tract is held in multiple ownership, it shall be planned as a single entity with common authority and common responsibility.
3.13
R-2 Conservation Cluster Option District Size

The minimum district size for the R-2 Conservation Cluster Option shall be five (5) acres.
3.14
R-2 Conservation Cluster Option Density

The maximum density for the R-2 Conservation Cluster Option shall not exceed two dwelling units per acre excluding the Conservancy Lot(s).
3.15
Cluster Area Permitted Uses  

1. Single-Family Detached Dwellings.
3.16
Cluster Area Accessory Uses
The following uses and structures are permitted when accessory to uses permitted under 3.15.

1.
Home Occupations

2. Other accessory uses and structures customarily appurtenant to a permitted use; provided however, that no accessory structure exceeds 500 square feet.

3.17
Cluster Area Traditional Cluster Design Option 

The following regulations apply under the Traditional Cluster Design Option:

1. Area Design:
a. The lots shall be located in a contiguous group, with all lots fronting onto a public street.

b. Private access easements shall not be used in the Cluster Area, except to access the Conservancy Lot(s).
2. Lot Area: The minimum lot area shall be 8500 square feet.

3. Minimum Lot Width: The minimum lot width at the front property line shall be 40 feet and at the required front yard, 50 feet. 

4. Building Height: The maximum building height shall be two stories but in no event shall exceed 35 feet. The maximum height of an accessory building shall not exceed 25 feet.
5. Yard Requirements: The following minimum yard requirements shall apply for Cluster Area lots in the Traditional Design Option:

a. Front Yard: 25 feet.

b. Side Yard: The total of the two (2) side yards shall not be less than 20 feet with no side yard to be less than eight (8) feet. (Possible side yard combinations could include 8/12, 9/11, 10/10). No side yard to be less than 15 feet where adjoining an existing residential development. No side yard to be less than 25 feet for the street side yard of a corner lot.

c. Rear Yard: 30 feet.

d. Accessory Structures: 5 feet from any property line, and 20 feet behind the front line of the primary structure.

3.18
Cluster Area Courtyard Cluster Design Option

The following regulations apply under the Courtyard Cluster Design Option:

1. Area Design:
a. The lots shall be located in a contiguous group, so that the majority of lots have primary structures fronting the Cluster Area Courtyard, henceforth “courtyard.”

b. Private streets may be used within the Conservation Cluster to access lots.

c. Private access easements shall not be used in the Cluster Area, except to access the Conservancy Lot(s).
2. Courtyard Design:
a. The courtyard shall be a minimum of 10,000 square feet.

b. The courtyard is not a separate lot, but shall be made up from area within the Cluster Area lots. A minimum of 1600 square feet from each Cluster Area lot shall be included in the courtyard.
c. The courtyard shall be designed such that at least 80% of its area is contained in a single contiguous rectangle, oval or half-oval with length:width ratio of no more than 3:1, is not bisected by private or public streets, and is comprised of a grass lawn suitable for passive recreation by residents.

d. The courtyard shall be accessible to all permitted uses and all residential units within the district and shall be located within a reasonable walking distance of such units.

e. The courtyard should extend a vista and offer visual access from the public street to the Conservation Area and/or historic building located on the Conservancy lot. 

f. The courtyard shall be permanently reserved, managed and maintained to meet the requirements of this section via easements on the Cluster Area lots.

3. Buffer:
a. A permanent buffer of 15 feet in depth with a planting schedule shall be provided where the Cluster Area adjoins an existing residential development which has a minimum allowable lot size of 20,000 square feet or greater.

b. A buffer yard shall be comprised of a planting schedule to include four (4) canopy trees, seven (7) under story trees, 30 shrubs ( 75% of which must be evergreens)  per 100 lineal feet of rear property boundary. Trees shall be as defined in 3.33. The minimum caliper of all deciduous trees planted shall be one (1) inch and the minimum height of all evergreen trees shall be six (6) feet.

c. Buffer yards shall be provided within the required minimum yard setback. The minimum buffer width must be provided.

d. Utility easements may be included within buffer yards provided that the utility requirements and the buffer yard requirements are compatible.

e. A buffer shall be required unless, to the extent necessary to accommodate the conservation cluster design and required open space, the Zoning Administrator may waive or reduce the buffer yard or planting schedule requirements upon a showing that the building and/or yard has been designed to minimize adverse impacts through a combination of architectural, landscape, and/or design techniques.
4. Lot Area: The minimum lot area shall be 8500 square feet. The minimum lot area outside of private street area and courtyard easements shall be 5000 square feet.
5. Minimum Lot Width: The minimum lot width at the closest easement line of the courtyard or the closest edge of the private or public street, whichever is nearest, shall be 40 feet and at the required front yard, 50 feet. Pipestem lots for those lots which front the courtyard are allowed subject to the limitations in 3.34.
6. Building Height: The maximum building height shall be two stories but in no event shall exceed 35 feet. The maximum height of an accessory building shall not exceed 25 feet.
7. Yard Requirements: The following minimum yard requirements shall apply for Cluster Area lots in the Courtyard Design Option:

a. Front Yard: 5 feet, measured from the closest easement line of the courtyard or the closest edge of the private or public street, whichever is nearest.
b. Side Yard: The total of the two (2) side yards shall not be less than 20 feet with no side yard to be less than eight (8) feet. (Possible side yard combinations could include 8/12, 9/11, 10/10). No side yard to be less than 15 feet where adjoining an existing residential development.

c. Rear Yard: 30 feet.

d. Accessory Structures: 5 feet from any property line, and 20 feet behind the front line of the primary structure. Accessory structures are not permitted within the required buffer.
3.19
Cluster Area Parking 

Parking shall only be allowed in the side and rear yards. At least two (2) parking spaces are required for each Cluster Area dwelling unit.
3.20
Cluster Area Community Signage

The Cluster Area development shall not have an entrance feature, monument, signage or other elements that distinguish it from the adjoining area of Town. 

3.21
Cluster Area Street Trees

Street trees shall be required to be planted along the public street frontage of the Cluster Area. A street tree is a tree which is planted in the street right-of-way or on private property abutting the street right-of-way. Street trees shall be deciduous canopy trees as defined in 3.33 with at least four (4) per 100 lineal feet and a minimum caliper of (1) inch.
3.22
R-2 Conservation Cluster Option Private Streets

Private streets in the Conservation Cluster shall be designed to meet minimum standards to include:

24’ easement width*

16’ travel way width

2’ grass shoulder width

Paved: 2” over 4” base

Gravel: 6”

Maximum grade: 10%

Centerline curve radius: 75’
*Additional easement width may be required as determined by the Planning Commission, specific locations to accommodate slope maintenance, drainage, sight distance, etc.

 3.23
R-2 Conservation Cluster Option Road, Buffers, and Courtyard Maintenance Agreements
1. If applicable, the Conservation Cluster shall have private street, buffer, and courtyard maintenance agreements that define the responsibility of the Cluster Area and Conservancy Lot residents to maintain the road, buffer and courtyard and/or other improvements.
2. Prior to approval of a record plat for subdivision for the Conservation Cluster, the landowner shall submit documents establishing the private street, buffer and courtyard maintenance agreements to the Town for review and approval, including all documents governing ownership, maintenance, and use restrictions including a legal description of such areas and a description of restrictions placed upon the use and enjoyment of the land.
3. It shall be mandatory that all purchasers of dwelling units in the Conservation Cluster shall be party to the private street, buffer, and courtyard maintenance agreements.
3.24
Conservation Area Permitted Uses 

1. Open Space 
2. Public park or recreation area owned and operated by the Town of Round Hill.
3. Conservancy Lot(s)
3.25
Conservation Area Access
Public pedestrian and vehicular access shall be provided to the public areas within the Conservation Area.
3.26
Conservation Area Open Space Easements 

1. The Conservation Area Open Space, hereafter “open space”, shall be subject to permanent conservation easements prohibiting future development in perpetuity and defining the range of permitted activities. Development to enable passive recreational use of the open space shall be permitted.
2. Development Restrictions: All open space shall be permanently restricted from future subdivision and development. Under no circumstances shall any development be permitted in the open space at any time.
3. Ownership Options: The following methods may be used, either individually or in combination, to own the open space. Common facilities shall not be transferred to another entity except for transfer to another method of ownership permitted under this section, and then only when there is no change in the common facilities or in the open space ratio of the overall development. Ownership methods shall conform to the following:

a. Fee Simple Dedication to the Town.  The Town may, but shall not be required to, accept any portion of the open space provided that: there is no cost of acquisition to the municipality; and the Town agrees to and has access to maintain such area.

b. Private Conservation Organization.  An owner may transfer either fee simple title of the open space or easements on the open space to a private non-profit conservation organization provided that:

i. The conservation organization is acceptable to the Town and is a bona fide conservation organization intended to exist indefinitely;

ii. The conveyance contains appropriate provisions for proper reverter or retransfers in the event that the organization becomes unwilling or unable to continue carrying out its functions;

iii. The open space is permanently restricted from future development through a conservation easement and the Town is given the ability to enforce these restrictions; and

iv. A maintenance agreement acceptable to the Town is established between the owner and the organization.

c. Dedication of Easements to the Town of Round Hill.  The Town may, but shall not be required to, accept easements for public use of any portion of the open space. In such cases, the facility remains in the ownership of the private conservation organization while the easements are held by the Town. In addition, the following regulations shall apply:

i. There shall be no cost of acquisition to the Town;

ii. Any such easements for public use shall be accessible to the residents of the Town and

iii. A satisfactory maintenance agreement shall be reached between the owner and the Town.
3.27
Conservancy Lot(s)
Conservancy Lot(s) may be established as part of the Conservation Area in the R-2 Conservation Cluster when there is located on each lot a Historic Landmark as identified in the Town’s Comprehensive Plan (Map E-2) as historic and valuable to conserve for the citizens of the Town to include:

1. (29 East Loudoun Street) Pott’s Farm House
2. (28 East Loudoun Street) Frame House on East Loudoun Street
3. (20 East Loudoun Street) Stone House
4. (19 East Loudoun Street) Corner Hall
5. (18 East Loudoun Street) Harve Field’s house
6. (16 East Loudoun Street) Mt. Calvary Episcopal Church
7. (11 East Loudoun Street) Castle Hall
8. (1 East Loudoun Street) Chamblin Boarding House
9. (6 West Loudoun Street) Howe’s Store
10. (11 West Loudoun Street) Round Hill United Methodist Church
11. (15 West Loudoun Street) Hammerly House
12. (21 West Loudoun Street) Frame House on West Loudoun Street
13. (25 West Loudoun Street) Preston Boarding House
14. (30 West Loudoun Street) Kuhlmann Home
15. (31 West Loudoun Street) Lodge House
16. (5 Main Street) Howell’s Nursery
17. (14 Main Street) Field’s House
18. (20 Main Street) Dr. Copeland’s Office
19. (22 Main Street) Hillcrest
20. (23 Main Street) Ford’s Store
21. (26 Main Street) Ford’s House
22. (28 Main Street) Mt. Zion Baptist Church
23. (29 Main Street) Arthur Hall Store
24. (31 Main Street) Arthur Hall House
25. (35 Main Street) Washington & Old Dominion Railroad Station
26. (40 Main Street)  Nanny Nichol’s Boarding House
27. (41 Main Street) Frame House on Main Street
28. (3 Copeland Way) Chamblin House
3.28
Conservancy Lot Permitted Uses

1. Single-family detached dwellings

2. Public parks 
3.29
Conservancy Lot Accessory Uses

The following uses and structures are permitted when accessory to uses permitted under 3.28 and 3.30.

1. Home Occupations

2. Other accessory uses and structures customarily appurtenant to a permitted use; provided however, that no accessory structure exceeds 500 square feet.

3.30
Conservancy Lot Special Exception Uses

The following uses and structures are permitted subject to securing a conditional use permit:
A. Bed and Breakfast
B. Family Care Home
Special exception uses shall not be allowed on private access easements or private streets.
3.31
Conservancy Lot Yard Requirements

1. Lot Area: The minimum lot area shall be 20,000 square feet excluding area to be used for a private access easement or private street.

2. Minimum Lot Width: The minimum lot width at the front property line shall be 50 feet and at the required front yard, 100 feet. 

3. Building Height: The maximum building height shall be two stories but in no event shall exceed 35 feet. The maximum height of an accessory building shall not exceed 25 feet.

4. Yard Requirements:
a. Front Yard: 35 feet, except in developed areas where the front yard shall equal the average front yard of the immediately adjacent properties.

b. Side Yard: 15 feet, except 35 feet for the street side yard of a corner lot.

c. Rear Yard: 30 feet.

d. Accessory Structures: 5 feet from any property line, and 20 feet behind the front line of the primary structure. 

3.32
Conservancy Lot Easements 

The Conservancy Lot(s) shall be subject to a permanent conservation easement. The Conservancy Lot(s) shall be permanently restricted from future subdivision. 
3.33
Trees

1. Canopy Trees: A canopy tree is a deciduous tree usually single trunked, with a definitely formed crown of foliage, which attains a mature height of at least 30 feet, including American Sycamore, Bradford Pear, Crimson King Maple, English Oak, Japanese Pagoda, Japanese Zelkova, Japonica Regent, Littleleaf Linden, London Plane, Norway Maple, Pin Oak, Red Oak, Red Maple, Silver Linden, Sugar Maple, Sweet Gum, Thornless Honey Locust, Willow Oak, Yellowwood.
2. Evergreen Trees: An evergreen tree is a non-deciduous tree used for the purposes of screening, weather barrier, or accent planting, including American Holly, Austrian Pine, Dark American Arborvitae, Eastern Red Cedar, Norway Spruce, White Pine.

3. Under story Trees: An understory tree is a deciduous or evergreen tree which attains a mature height of no greater than 30 feet.  Under story trees often times prefer shade and grow naturally under a canopy of larger trees, including American Plum, Amur Maple, Dogwood, Downy Serviceberry, Flowering Cherry, Flowering Crabapple, Golden Raintree, Golden Chain, Purple Leaf Plum, Red Bud, Shadblow, Washington Hawthorne.

4. Shrub: A shrub is an evergreen multi-trunked woody plant that usually attains a mature height of no greater than 10 feet, including Azalea, Cotoneaster, Chinese Holly, English Yew, Euonymus, Japanese Holly, Japanese Yew, Rhododendron, Viburum, Winged Euonymus.
3.34
Pipestem Lots
Where allowed, pipestem lots in the Cluster Area must conform to the following:

1. A maximum of two (2) pipestem lots is allowed in the Cluster Area.
2. The minimum lot width at the closest easement line of the courtyard or the closest edge of the private or public street, whichever is nearest, shall be 15 feet.
3. Shared access of pipestems by multiple lots is not allowed.
4. The required front yard shall be measured from the end of the pipestem.
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