Hinesburg Rural Areas

ty

(o))
€S
S O
WZ
W
S~
= A\
S o
S 9
£ §

S
o
S 2

Balancing Resources & Development Dens



Presenter
Presentation Notes
Why are we here tonight?
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Presenter
Presentation Notes
We are here tonight to talk about planning in the rural parts of Hinesburg.  A varied landscape characterized by:
     - heavily forested areas on the east side of Town (RR2) – the foothills of the Green Mountains
     - a mix of agriculture, woodlands, streams & wetlands in the lower lying area west of Route 116 in the Champlain Valley
     - abundant resources characterize both areas – e.g., renewable timber; hunting/fishing/hiking; productive agricultural soils; large, contiguous blocks of forested wildlife habitat in the eastern hills and a mosaic of woodland, fields, and special natural communities and wildlife habitat to the west; largely unimpaired waterways that not only benefit Hinesburg, but also help provide clean water to Lake Champlain and tens of thousands of people who get their drinking water from the Lake.
     - all of this is accessed by a network of rural roads which see quite a wide range of uses
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Arranged along these rural roads and nestled amongst the forest and fields, we see small neighborhoods and a relatively low density pattern of development, which still require certain public services including Town Road maintenance, police and fire protection, school transportation.
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Presenter
Presentation Notes
Our challenge of course, is to balance all these factors to ensure that our important natural and cultural resources remain vibrant in the future and that Hinesburg remains a great place to live even under increasing development pressures from both the Burlington metro area AND Hinesburg’s own village growth area.
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Town Plan Goals

*To encourage a pattern of development that maintains open spaces
and scenic resources.

*To incorporate the preservation of Hinesburg’s rural character
within future development guidelines.

*To guide development within Hinesburg’s rural areas while
preserving natural and wildlife systems.

Problem #1 — Cookie Cutter Subdivisions

Problem #2 — Undefined Development Potential
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Presentation Notes
We suffer not from a lack of vision, but from a lack of follow through in our Zoning and Subdivision Regulations which are supposed to help us implement the goals and objectives in the Town Plan.

Our current regulations need updating to solve a couple of very basic problems…


Hinesburg Rural Areas Problem #1
Balancing Resources & Development Density Cookie Cutter Subdivisions

Existing Condition
 Farmhouse
e Openfarm land

e Bordered by
woods

Designed to meet Zoning standards Designed to fit the landscape
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By requiring 2 and 3 acre minimum lot sizes our regulations actually encourage cookie cutter subdivisions – a one-size fits all development pattern that doesn’t recognize the unique nature of every parcel.  This limits flexibility and makes it harder to respect and retain important natural features.
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Existing Condition
Undeveloped parcel

Extensive forests

Fields & stream
corridor

e  Fragmented land
e High infrastructure cost

e  Forest management
potential lost

e Natural resources not
integrated into design
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Even larger lot subdivisions suffer from the cookie cutter syndrome; when land is completely chopped up resulting in extensive and costly roads, driveways, utility lines in addition to unnecessary impacts to forests and streams…
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. Resource areas retained
. Low infrastructure cost

. Forest management
viable

e Land features help drive
development design
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Much of which could be avoided if we make minimum lot size requirements and other zoning provisions more flexible and allow the land features to drive development design possibilities.
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Presenter
Presentation Notes
Turns out that our current minimum lot sizes have had other unintended consequences.  They have led to the misconception that the development potential of land can simply be determined by the parcel’s size.  The idea that a 100 acre parcel in our AG district could be developed into 50 house lots is patently ridiculous, but the misconception is understandable when you look at our current Zoning Regulations.  We define a minimum lot size, but we never define allowable or maximum development density.  Instead we leave this to be sorted out by landowners, neighbors, and the DRB for each and every proposal.

Here is a map showing the existing development pattern in the AG and RR2 districts – each blue dot is a house.
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Presentation Notes
If we extrapolated this simple arithmetic vision of future development to all of our AG and RR2 districts, the resulting build out would be staggering.
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Regulation Revision Objectives

*Create a clear system for determining allowed development density

*Give landowners more predictability in the review process
*Help retain natural resources and important farm and forest land as
rural areas become more developed

*Focus rural area review on resource protection first, with development
designed to integrate into and benefit from resource areas

*Do away with outdated minimum lot size standards that hamper
innovative subdivision design and fragment the rural landscape

*Clearly distinguish the difference between density and minimum lot size
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To solve address these deficiencies in our current regulations, the Commission has been working on revisions that try to do the following
Add predictability to the development review process by creating a clear system to determine potential build out of any given parcel

Focus review on resource protection first with development designed to integrate and benefit from these resource areas

Eliminate outdated minimum lot size requirements and differentiate between lot size and density
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What is proposed?

1.

Clearly defined development densities — e.g., everyone starts off
knowing how much development is possible

. New & improved purpose statements for each zoning district —

especially Agricultural and Rural Residential 2 districts

. Improved “conservation design” standards

PUD revisions to encourage more innovative projects — e.g., bonus
provisions, master plan requirement, increased open space
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There are some basic changes that we feel are needed – read slide…
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Option 1
d
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X “’\e \ ( \‘.Se\s Take out unbuildable land and fragile features?
e \( so e Surface waters

e Wetlands

* Flood hazard areas

e Steep slopes

e Primary agricultural soils (portion of)
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Density based on type of public road

e Moderate —class 2, paved

e Low —class 3, dirt

. Lowest — class 4, no Town
maintenance
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We have drafted 2 options for dealing with the central issue of defining potential development density., which are described in more detail in the handouts

Option 1 lets the land speak for itself by determining density based on actual land features and the type of public road used for access.  Very simply the procedure is to take the overall parcel size, take out the unbuildable areas, and calculate the density based on the remaining acreage – with a higher multiplier for paved roads and a lower multiplier for dirt roads.  This take out strategy is a commonly used way to recognize that suitability for development varies widely from parcel to parcel – even in the same zoning district.  A similar system has been used successfully for many years by the Town of Norwich. 
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Option 2
Oﬁ Sliding scale density based on overall parcel size
\'\C\tv e Density shrinks as lot size increases
S\mp 6(5 e Both small and large lots have
Um‘o development potential
N e Large lot build out kept reasonable
* Natural features dealt with in design only
Lot Area’ (acres) # of Dwellings” (existing & new)
0-4 1
4+-12 2
12+ - 24 3
24+ - 40 4
40+ - 60 5
60+ - 80 6
80+-100 7
100+ - 120 8
120+ - 140 9
140+ - 160 10

..etc. in 20 acre increments
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Option 2 takes an opportunity based approach, by using a simple sliding scale table to calculate density up front, and by dealing with unbuildable areas and sensitive natural features in the design phase.  In this option, the ultimate build out is kept reasonable for both small and large lots.  Small lots are granted a higher number of units/acre to preserve some development potential.  Large lots have a lower overall density to keep the build out reasonable, but have greater access to incentives and bonuses through master planning and open space set asides.
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This chart gives you a sense for the distribution of parcels by size in the AG and RR2 districts.  Much of the land base is within medium to large parcels, but the vast majority of landowners own much smaller parcels – less than 12 acres.
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~ 3 Options ~

Option #1 Feature based density
Take-outs & density tied to road class

Option #2 Sliding scale density

Option #3 No change option (current system)
density determined during development review
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So, we basically have 3 options on the table for dealing with the central issue of defining potential development density.  The Commission feels the 3rd, no change option is not advisable, but it is what we have today.
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Your Questions &

Comments?

1. What is in the best interest of our community
(Hinesburg, Vermont, USA) in regulating growth and
development in the rural parts of town?

2. What types of resource areas (and other factors) would
you consider in thinking about the future of your land?
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Qur other questions

3. How should the provision of public services and proximities
be factored in — e.g., distance to police/fire/school;
distance along and/or impacts on rural roads?

4. Should there be more than 2 rural districts?

5. Suggestions for other factors or a blend of options?
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