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APPENDIX B — INVENTORIES

Preservation Lands — Recommended

Properties included in the Preservation Lands Recommendations will not
necessarily be purchased for preservation. Inclusion on the list indicates that the
specific property falls within one of the designated conservation or greenway areas, or in
the region for recommended farmland preservation.

Vacant lands within these areas could be preserved by acquisition. Farmland
assessed property could be preserved through Farmland Preservation programs.
Conservation Easements could be pursued for portions of those properties listed as
residential. Those properties already owned by Plumsted Township and not listed on
the existing Recreation & Open space Inventory filed with Green Acres, could be placed
on the list. This would preserve the lots in perpetuity.

New Egypt Conservation Area
Colliers Mills Conservation Area
Brindle Lake/Cranberry Farm Conservation Area
Crosswicks — Colliers Mills Greenway
Lahaway Creek Greenway
Crosswicks — Brindle Lake Greenway
Stony Ford Brook Greenway

Potential Farmland Preservation Additions
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APPENDIX B — INVENTORIES

Existing Open Space &
Existing Preserved Lands

Farm Assessed Properties
Vacant Lands
Church & Charitable Properties
Permanently Preserved Farmland — All Stages
Permanently Preserved Open Space

Recently Preserved Lands (not yet on tax rolls) 2003
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Table of Rare Animal Species in Plumsted Township

This list from the Natural Heritage program, New Jersey Division of Parks and Forestry, Office of
Natural Lands Management, is based on a combination of the Landscape Project (Version

2.0)and the Natural heritage Data Base as of April, 2003.

Table 1 (on referenced site).

Common Name Scientific Name Federal Status | State Status Grank Srank
a geometrid moth Metarranthis sp. 1 G3 S2

a hand-maid moth Datana ranaeceps G3G4 S3584
a noctuid moth Macrochilo hypocritalis G4 S354
a notodontid moth 'Heterocampa varia G3G4 S3

a satyr Neonympha areolata septentrionalis GAT3T4 S3

a silver-bordered fritillary Boloria selene myrina T G5T5 S2
arogos skipper Atrytone arogos arogos E G3G4T1T2 S
bald eagle Haliaeetus leucocephalus LT E G4 S1B,32N
bald eagle foraging area Haliaeetus leucocephalus LT E G4 S1B,S2N
bald eagle nest buffer Haliaeetus leucocephalus LT E G4 S1B,S2N
barred owl Strix varia T/T G5 S3B
barrens daggermoth Acronicta albarufa G3G4 SuU
bird species of special concern

bog turtle Clemmys muhlenbergii LT E G3 S2
Buchholz's dart Agrotis buchholzi G2 S2
Buchholz's gray Hypomecis buchholzaria G3G4 S3
Carter's noctuid moth Spartiniphaga carterae G2G3 S2
coastal bog metarranthis Metarranthis pilosaria G3G4 S354
Daecke's pyralid moth Crambus daeckellus G1G3 S183
dotted skipper Hesperia attalus slossonae G3G4T3 S283
granitosa fern moth Callopistria granitosa G4G5 S283
herodias or Gerhard's underwing Catocala herodias gerhardi G3T3 S3
herptile species of special concern

northern pine snake Pituophis m. melanoleucus T G4T4 S3
pine barrens treefrog Hyla andersonii E G4 S3
placentia tiger moth Grammia placentia G4 S1S3
red-headed woodpecker Melanerpes erythrocephalus T/T G5 S52B,52N
red-shouldered hawk Buteo lineatus E/T G5 S1B,52N
three-lined angle moth Semiothisa eremiata G4 SuU
timber rattlesnake Crotalus h. horridus E G4T4 S2
two-spotted skipper Euphyes bimacula G4 S3
vesper sparrow Pooecetes gramineus E G5 S1B,S2N
wood turtle Clemmys insculpta G4 S3
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EXPLANATIONS OF CODES USED IN NATURAL HERITAGE REPORTS

FEDERAL STATUS CODES

The following U.S. Fish and Wildlife Service categories and their definitions of endangered and threatened plants and animals have been modified from the

U.S. Fish and Wildlife Service (F.R. Vol. 50 No. 188; Vol. 61, No. 40; F.R. 50 CFR Part 17). Federal Status codes reported for species follow the most recent

listing.

LE

LT

PE

PT

S/IA

Taxa formally listed as endangered.

Taxa formally listed as threatened.

Taxa already proposed to he formally listed as endangered.

Taxa already proposed to be formally listed as threatened.

Taxa for which the Service currently has on file sufficient information on biological vulnerability and threat(s) to support proposals to list

them as endangered or threatened species.

Similarity of appearance species.

STATE STATUS CODES

Two animal lists provide state status codes after the Endangered and Nongame Species Conservation Act of 1973 (NSSA 23:2A-13 et. seq.): the list of

endangered species (N.J.A.C. 7:25-4.13) and the list defining status of indigenous, nongame wildlife species of New Jersey (N.J.A.C. 7:25-4.17(a)). The status

of animal species is determined by the Nongame and Endangered Species Program (ENSP). The state status codes and definitions provided reflect the most

recent lists that were revised in the New Jersey Register, Monday, June 3, 1991.

INC

Declining species-a species which has exhibited a continued decline in population numbers over the years.

Endangered species-an endangered species is one whose prospects for survival within the state are in immediate danger due to one or
many factors - a loss of habitat, over exploitation, predation, competition, disease. An endangered species requires immediate
assistance or extinction will probably follow.

Extirpated species-a species that formerly occurred in New Jersey, but is not now known to exist within the state.

Introduced species-a species not native to New Jersey that could not have established itself here without the assistance of man.

Increasing species-a species whose population has exhibited a significant increase, beyond the normal range of its life cycle, over a long

term period.

Threatened species-a species that may become endangered if conditions surrounding the species begin to or continue to deteriorate.
Peripheral species-a species whose occurrence in New Jersey is at the extreme edge of its present natural range.

Stable species-a species whose population is not undergoing any long-term increase/decrease within its natural cycle.

Undetermined species-a species about which there is not enough information available to determine the status.

Status for animals separated by a slash(/) indicate a duel status. First status refers to the state breeding population, and the second status refers to the

migratory or winter population.



Page 2

Plant taxa listed as endangered are from New Jersey's official Endangered Plant Species List N.J.S.A. 131B-15.151 et seq:

Native New Jersey plant species whose survival in the State or nation is in jeopardy.

REGIONAL STATUS CODES FOR PLANTS

LP

Indicates taxa listed by the Pinelands Commission as endangered or threatened within their legal jurisdiction. Not all species currently
tracked by the Pinelands Commission are tracked by the Natural Heritage Program. A complete list of endangered and threatened

Pineland species is included in the New Jersey Pinelands Comprehensive Management Plan.

EXPLANATION OF GLOBAL AND STATE ELEMENT RANKS

he Nature Conservancy has developed a ranking system for use in identifying elements (rare species and natural communities) of natural diversity most

endangered with extinction. Each element is ranked according to its global, national, and state (or subnational in other countries) rarity. These ranks are used

to prioritize conservation work so that the most endangered elements receive attention first. Definitions for element ranks are after The Nature Conservancy
(1982: Chapter 4, 4.1-1 through 4.4.1.3-3),

GLOBAL ELEMENT RANKS

Gl

G2

G3

G4

G5

CH

GU

GX

G?

Critically imperiled globally because of extreme rarity (S or fewer occurrences or very few remaining individuals or acres) or because of
1 9 9

some factor(s) making it especially vulnerable to extinction.

Imperiled globally because of rarity (6 to 20 occurrences or few remaining individuals or acres) or because of some factor(s) making it
P g ¢

very vulnerable to extinction throughout its range,

Either very rare and local throughout its range or found locally (even abundantly at some of its locations) in a restricted range (e.g., a
single western state, a physiographic region in the East) or because of other factors making it vulnerable to extinction throughout it's

range; with the number of occurrences in the range of 21 to 100.

Apparently secure globally; although it may be quite rare in parts of its range, especially at the periphery.

Demonstrably secure globally; although it may be quite rare in parts ol its range, especially at the periphery.

Of historical occurrence throughout its range i.e., formerly part of the established biota, with the expectation that it may be rediscovered,
Possibly in peril range-wide but status uncertain; more information needed.

Believed to be extinct throughout range (e.g., passenger pigeon) with virtually no likelihood that it will be rediscovered.

Species has not yet been ranked.

STATE ELEMENT RANKS

S1

Critically imperiled in New Jersey because of extreme rarity (S or fewer occurrences or very few remaining individuals or acres). Elements
so ranked are often restricted to very specialized conditions or habitats and/or restricted to an extremely small geographical area of the

state. Also included are elements which were formerly more abundant, but because of habitat destruction or some other critical factor of
its biology, they have been demonstrably reduced in abundance. In essence, these are elements for which, even with intensive searching,

sizable additional occurrences are unlikely to be discovered.
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S2

S3

S4

S5

SA

SE

SP

SR

SRF

Su

SX

SXC

SZ

Page 3

Imperiled in New Jersey because of rarity (6 to 20 occurrences). Historically many of these elements may have been more frequent but

are now known from very few extant occurrences, primarily because of habitat destruction. Diligent searching may yield additional

occurrences.

Rare in state with 21 to 100 occurrences (plant species in this category have only 21 to 50 occurrences). Includes elements which are
widely distributed in the state but with small populations/acreage or elements with restricted distribution, but locally abundant. Not yet

imperiled in state but may soon be if current trends continue. Searching often yields additional occurrences.

Apparently secure in state, with many occurrences.
Demonstrably secure in state and essentially ineradicable under present conditions.

Accidental in state, including species (usually birds or butterflies) recorded ance or twice or only at very great intervals, hundreds or even
thousands of miles outside their usual range: a few of these species may even have bred on the one or two occasions they were recorded:

examples include European strays or western birds on the East Coast and vice-versa.

Elements that are clearly exotic in New Jersey including those taxa not native to North America (introduced taxa) or taxa deliberately or
accidentally introduced into the State from other parts of North America (adventive taxa). Taxa ranked SE are not a conservation priority

(viable introduced occurrences of G1 or G2 elements may be exceptions).

Elements of historical occurrence in New Jersey. Despite some searching of historical occurrences and/or potential habitat, no extant
occurrences are known. Since not all of the historical occurrences have been field surveyed, and unsearched potential habitat remains,

historically ranked taxa are considered possibly extant, and remain a conservation priority for continued field work.
Element has potential to occur in New Jersey, but no occurrences have been reported.

Elements reported from New Jersey, but without persuasive documentation which would provide a basis for either accepting or rejecting

the report. In some instances documentation may exist, but as of yet, its source or location has not been determined.

Elements erroncously reported from New Jersey, but this error persists in the literature.

Elements believed to be in peril but the degree of rarity uncertain. Also included are rare taxa of uncertain taxonomical standing. Mare

information is nceded to resolve rank.

Elements that have been determined or are presumed to be extirpated from New Jersey. All historical occurrences have been searched

and a reasonable search of potential habitat has been completed. Extirpated taxa are not a current conservation priority.
Elements presumed extirpated from New Jersey, but native populations collected from the wild exist in cultivation.

Not of practical conservation concern in New Jersey, because there are no definable occurrences, although the taxon is native and
appears regularly in the state. An SZ rank will generally be used for long distance migrants whose occurrences during their migrations
are too irregular (in terms of repeafed visitation to the same locations), transitory, and dispersed to be reliably identified, mapped and

protected. In other words, the migrant regularly passes through the state, but enduring, mappable element occurrences cannot be
defined.

Typically, the SZ rank applies to a non-breeding population (N) in the state - for example, birds on migration. An SZ rank may in a few

instances also apply to a breeding population (B), for example certain lepidoptera which regularly die out every year with no significant

return migration.
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Although the SZ rank typically applies to migrants, it should not be used indiscriminately. Just because a species is on migration does

not mean it receives an SZ rank. SZ will only apply when the migrants occur in an irregular, transitory and dispersed manner.

B Refers to the breeding population of the element in the state.
N Refers to the non-breeding population of the element in the state.
T Element ranks containing a “T" indicate that the infraspecific taxon is being ranked differently than the full species. For example Stachys

palustris var. homotrichais ranked "G5T? SH" meaning the full species is globally secure but the global rarity of the var. Aomotricha has

not been determined; in New Jersey the variety is ranked historic.

Q Elements containing a "Q" in the global portion of its rank indicates that the taxon is of questionable, or uncertain taxonomical standing,

¢.g., some authors regard it as a [ull species, while others treat it at the subspecific level.

.1 Elements documented from a single location.

Naote: To express uncertainty, the most likely rank is assigned and a question mark added (e.g., G2?). A range is indicated by combining two ranks (e.g.,
G1G2,S1S3).

IDENTIFICATION CODES

These codes refer to whether the identification of the species or community has been checked by a reliable individual and is indicative of significant habitat.

Y Identification has been verified and is indicative of significant habitat.
BLANK Identification has not been verified but there is no reason to believe it is not indicative of significant habitat.
2

Cither it has not been determined if the record is indicative of significant habitat or the identification of the species or

community may be confusing or disputed.

Revised Seplember 1998
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Natural Heritage Priority Site
New Egypt Ravine

Locational Information

Quad Name: New Egypt
County: Ocean ; Monmouth
Municipality Plumsted Twp ; Upper Freehold Twp

Description of Site
Steep sided wooded ravine with open and and wooded wetlands.

Boundary Justification
Includes length of ravine that has habitats for endangered plants.

Biodiversity Rani B5 |

Two state listed endangered plants plus historical species.

.t NJ Department of Environmeiual Protecion
% Division ot Parks and Forestry
Natural Lands Management
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CAUTIONS AND RESTRICTIONS ON NATURAL HERITAGE DATA

The quantity and quality of data collected by the Natural Heritage Program is
dependent on the research and observations of many individuals and organizations. Not
all of this information is the result of comprehensive or site-specific field surveys. Some
natural areas in New Jersey have never been thoroughly surveyed. As a result, new
locations for plant and animal species are continuously added to the database. Since data
acquisition is a dynamic, ongoing process, the Natural Heritage Program cannot provide a
definitive statement on the presence, absence, or condition of biological elements in any
part of New Jersey. Information supplied by the Natural Heritage Program summarizes
existing data known to the program at the time of the request regarding the biological
elements or locations in question. They should never be regarded as final statements on
the elements or areas being considered, nor should they be substituted for on-site surveys
reqguired for environmental assessments. The attached data is provided as one source of
information to assist others in the preservation of natural diversity.

This office cannot provide a letter of interpretation or a statement addressing the
classification of wetlands as defined by the Freshwater Wetlands Act. Requests for such
determination should be sent to the DEP Land Use Regulation Program, P.O. Box 401,
Trenton, NJ 08625-0401.

The Landscape Project was developed by the Division of Fish & Wildlife,
Endangered and Nongame Species Program to map critical habitat for rare animal
species. Some of the rare species data in the Landscape Project is in the Natural Heritage
Database, while other records were obtained from other sources. Natural Heritage
Database response letters will list all species (if any) found during a search of the
Landscape Project. However, any reports that are included with the response letter will
only reference specific records if they are in the Natural Heritage Database. This  office
cannot answer any inquiries about the Landscape Project. All questions should be
directed to the DEP Division of Fish and Wildlife, Endangered and Nongame Species
Program, P.O. Box 400, Trenton, NJ 08625-0400.

This cautions and restrictions notice must be included whenever information
provided by the Natural Heritage Database is published.

@\ NJ Department of Environmental Protection
Division of Parks and Forestry

Natural Lands Management



Growing
Oreener

Conservation
by Design

Communities across Pennsylvania are re-

alizing that they can conserve their special
open spaces, greenways and natural re-
sources at the same time they achieve their
development objectives. How? Conserva-
tion through local zoning and subdivision
ordinances, an approach we're calling Grow-
ing Greener: Conservation by Design. If you
want your community to take control of its
destiny and ensure that new development
creates more livable communities in the
process, the Growing Greener: Conservation

by Design approach might be right for you.




Background

This booklet summarizes how municipalities can use the development process to
their advantage to protect interconnected networks of open space: natural areas,
greenways, trails and recreational lands. Communities ean take control of their
destinies so that their conservation goals are achieved in a manner fair to all parties
concerned. All that is needed are some relatively straightforward amendments to
municipal comprehensive plans, zoning ordinances and subdivision ordinances.
These steps are described on the pages that follow.

Growing Greener: Conservation by Design is a collaborative program of the
Pennsylvania Department of Conservation and Natural Resources (DCNR); the
Governor's Center for Local Government Services; Natural Lands Trust, Inc., a
regional land conservancy located in Media, PA; and an advisory committee
comprised of officials from state and local agencies including the Pennsylvania
Environmental Council, the Pennsylvania State University Cooperative Exten-
sion, and other non-profits and the private sector. The program is based on the work
of Randall Arendt, Senior Conservation Advisor at Natural Lands Trust, and
Michael Clarke, former president of Natural Lands Trust.

How Do I Learn More?

The following services are available in Pennsylvania: (1) educational workshops,
held at the county and regional level, for local officials, developers and others
involved in making land use decisions; and presentations at conferences; (2)
technical assistance for communities—primarily in the form of assessments of land
use regulations, ordinance assistance and design services; and (3) training for
professionals interested in learning how to write the ordinances and use the design
methods that implement the Growing Greener: Conservation by Design standards.

For more information contact:

IR
£ / !

7. /

S

A e 717-772-3321

%‘2’%}}% www.dcnr.state.pa.us

NATURAL Todd Stell
LANDS Environmental Planner
TRUST tstell@dcnr.state.pa.us

Hildacy Farm
1031 Palmers Mill Road
Media, PA 19063 i 0
tel: 610-353-5587 Government
fax: 610-353-0517 Services

www.natlands.org 888.223-6837

Ann Hutchinson, AICP www.landuseinpa.com
ahutchinson@natlands.org Neil Kinsey
Monica Drewniany, AICP Local Government Policy Specialist
mdrewniany@natlands.org nkinsey@state.pa.us
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Growing Greener: Conservation by Design

Putting Conservation into Local Codes
The Conservation Design Concept

¥ ach time a property is developed into a residential subdivision, an opportunity exists for adding

land to a community-wide network of open space. Although such opportunities are seldom taken
/in many municipalities, this situation could be reversed fairly easily by making several small but
significant changes to three basic local land-use documents—the comprehensive plan, the zoning
ordinance and the subdivision and land development ordinance. Simply stated, Conservation Design
rearranges the development on each parcel as it is being planned so that half (or more) of the buildable
land is set aside as open space. Without controversial “down zoning,” the same number of homes can be
built in a less land-consumptive manner, allowing the balance of the property to be permanently

protected and added to an interconnected network of community green spaces. This “density-neutral”

approach provides a fair and equitable way to balance conservation and development objectives.

Four Keys to Conservation

Communities protect open space be-
cause it protects streams and water qual-
ity, provides habitat for plants and
animals, preserves rural “atmosphere,”
provides recreational areas, protects
home values and reduces costs of mu-
nicipalservices. Inshort, land conserva-
tion makes your community a better
place to live. Four basic actions underlie
the Growing Greener process:

Envision the Future: Performing
“community assessments”

Successful communities have a realistic
understanding of their future. The as-
sessment projects past and current de-
velopment trends into the future so that
officials and residents may easily see the
long-term results of continuing with
current ordinance provisions. Commu-
nities use this knowledge to periodically

Natural Lands Trust 1

review and adjust their goals and strate-
gies for conservation and development.

Protect Open Space Networks
Through Conservation Planning

Successful communities have a good
understanding of their natural and cul-
tural resources. They establish reason-
able goals for conservation and
development—goals that reflect their
special resources, existing land use pat-
ternsand anticipated growth. Their com-
prehensive plans document these
resources, goals and policies. The plan
contains language about the kinds of
ordinance updating and conservation
programs necessary for those goals to be
realized. A key part of the Comprehen-
sive Plan is a Map of Potential Conserva-
tion Lands that is intended to guide the
location of open space in each new
subdivision as it is being laid out.

Conservation Zoning:
A “Menu of Choices”

Successful communities have legally
defensible, well-written zoning regula-
tions that meet their “fair share” of fu-
ture growth and provide for a logical
balance between community goals and
private landowner interests. They in-
corporate resource suitabilities, flexibil-
ity, and incentives to require the
inclusion of permanent conservation
lands into new subdivisions. The five
zoning options summarized in this pub-
lication and described in detail in the
Growing Greener manual respect the
private property rights of developers
without unduly impacting the remain-
ing natural areas that make our commu-
nities such special places in which to
live, work, recreate and invest in.
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Conservation Subdivision
Design: A Four-Step Process

Successful communities recognize that
both design standards and the design
process play an important part in con-
serving community resources. Such
communities adopt subdivision codes
which require detailed site surveys and
analyses identifying the special
teatures of each property, and introduce
a simple methodology showing how to
lay out new development so that the
majority of those special features will
be permanently protected in designated
conservation areas or preserves. To a
considerable extent, those preserves
within new subdivisions can be pre-
identified in the Comprehensive Plan
so that each such arca will form an
integral part of a community-wide
network of protected open space, as
noted above.

1937

1974

[P

7

Figure |

The pattern of “wall-to-wall subdivisions” that
evolves over time with zoning and subdivision
ordinances which require developers to provide
nothing more than houselots and streets.

Natural Lands Trust 2

Envisioning the Future
Performing “Community Assessments”

The “community assessment” visioning
process helps local officials and resi-
dents see the ultimate result of continu-
ing to implement current land-use
policies. The process helps start discus-
sions about how current trends can be
modified so that a greener future is en-
sured.

Sad but true, the future that faces
most communities with standard zoning
and subdivision codes is to witness the
systematic conversion of every unpro-
tected acre of buildable land into devel-
oped uses.

Most local ordinances allow or en-
courage standardized layouts of “wall-
to-wall houselots.” Over a period of
decades this process produces a broader
pattern of “wall-to-wall subdivisions”
(see Figure 1). No community actively
plans to become a bland suburb without
openspace. However, most zoning codes
program exactly this outcome (see Fig-
ure 2).

Municipalities can perform assess-
ments to see the future before it hap-
pens, so that they will be able to judge
whether a mid-course correction is
needed. A community assessment en-
tails an evaluation of the land-use regu-
lations that are currently on the books,
identifying their strengths and weak-
nesses and offering constructive recom-
mendations about how they can
incorporate the conservation techniques
described in this booklet. It should also

Figure 2

A matching pair of graphics, taken from an actual
“build-out map,” showing existing conditions
(mostly undeveloped land) contrasted with the
potential development pattern of “checkerboard
suburbia” created through conventional zoning
and subdivision regulations.

include arealistic appraisal of the extent
to which private conservation efforts
are likely to succeed in protecting lands
from development through various
nonregulatory approaches such as pur-
chases or donations of easements or fee
title interests.

September 2001



Growing Greener: Conservation by Design

The following parts of this booklet describe practical ways in which communities can take
control of their destinies so that conservation goals will be achieved simultaneously with
development objectives, in a manner that is fair to all parties concerned. Three interrelated
documents—the Comprehensive Plan, Zoning Code and Subdivision and Land Dewelop-

ment Code, stand together like a three-legged stool providing a balanced footing for

achieving a municipality’s conservation goals.

Although many communities have
adopted either Comprehensive Plans or
Open Space Plans containing detailed
inventories of their natural and historic
resources, very few have taken the next
logical step of pulling together all that
information and creating a Map of Po-
tential Conservation Lands.

Such amap isvitally important to any
community interested in conserving an
interconnected network of open space.
The map serves as the tool which guides
decisions regarding which land to pro-
tect in order for the network to eventu-
ally take form and have substance.

A Map of Potential Conservation Lands
starts with information contained in the
community’s existing planning docu-
ments. The next task is to identify two
kinds of resource areas. Primary Conser-
vation Areas comprise only the most
severely constrained lands, where de-
velopment is typically restricted under
current codes and laws (such as wet-
lands, floodplains, and slopes exceeding
25%). Secondary Conservation Areas in-
clude all other locally noteworthy or
significant features of the natural or
cultural landscape—such as mature

‘woodlands, wildlife habitats and travel
corridors, prime farmland, groundwater
recharge areas, greenways and trails, river
and stream corridors, historic sites and
buildings, and scenic viewsheds. These
Secondary Conservation Areas are of-
ten best understood by the local resi-
dents who may be directly involved in
their identification. Usually these re-

Natural Lands Trust 3

Protecting Open Space Networks
Through Conservation Planning

source areas are totally unprotected and
are simply zoned for one kind of devel-
opment or another.

A base map is then prepared on which
the Primary Conservation Areas have
been added to an inventory of lands
which are already protected (such as
parks, land trust preserves, and proper-
ties under conservation easement). Clear
acetate sheets showing each kind of
Secondary Conservation Area are then

Figure 3

Part of a Map of Potential Conservation Lands for
West Manchester Township, York County. West
Manchester’s map gives clear guidance to land-
owners and developers as to where new devel-
opmentis encouraged on their properties. Town-
ship officials engaged a consultant to draw, on the
official tax parcel maps, boundaries of the new
conservation lands network as it crossed various
properties, showing how areas required to be
preserved in each new development could be
located so they would ultimately connect with
each other. In this formerly agricultural munici-
pality the hedgerows, woodland remnants, and
the riparian buffer along the creek were identi-
fied as core elements of the conservation net-
work.

laid on top of the base map in an order
reflecting the community’s preservation
priorities (as determined through public
discussion).

This overlay process will reveal cer-
tain situations where two or more con-
servation features appear together
(such as woodlands and wildlife habi-
tats, or farmland and scenic viewsheds).
[ewill also reveal gaps where no features
appear.

Although this exercise is not an exact
science, it frequently helps local offi-
cials and residents visualize how various
kinds of resource areas are connected to
one another, and enables them to tenta-
tively identify both broad swaths and
narrow corridors of resource land that
could be protected in a variety of ways.

Figure 3 shows a portion of a map
prepared for one Chester County town-
ship which has followed this approach.

The planning techniques which can
best implement the community-wide
Map of Potential Conservation Lands are
Conservation Zoningand Conservation
Subdivision Design. These techniques
which work hand in hand are described
indetail below. Brieflystated, conserva-
tion zoning expands the range of devel-
opment choicesavailable to landowners
and developers. Just as importantly, it
also eliminates the option of creating
full-density “checkerboard” layouts that
convert all land within new subdivi-
sions into houselots and streets.

The second technique, “conservation
subdivision design,” devotes half or more
of the buildable land area within a
residential development as undivided
permanent open space. Not surprisingly,
the most important step in designing a
conservation subdivision is to identify
the land that is to be preserved. By using
the community-wide Map of Potential
Conservation Lands as a template for the
layout and design of conservation areas
within new subdivisions, these develop-
ments help to create an interconnected
network of open space spanning the
entire municipality.
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Figure 4 shows how the open space in
three adjoining subdivisions has been
designed to connect, and illustrates the
way in which the Map of Potential Con-
servation Lands can become a reality.

Figure 5 provides a bird’s-eye view of
a landscape where an interconnectred
network of conservation lands has been
gradually protected through the steady
application of conservation zoning tech-
niques and conservation subdivision
design standards.
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Figure 4

Conservation Zoning

A “Menu” of Choices

The main reason subdivisions typically
consist of nothing more than houselots
and streets is that most local land-use
ordinances ask little, if anything, with
respect to conserving open space or
providing neighborhood amenities (see
Figure 6).

The conservation lands (shown in gray) were deliberately laid out to form
part of an interconnected network of open space in these three adjoining

subdivisions.

Farmiund
cron be
preserved

Dwellings can be
hidden fram

existing rouds

Figure 5

The municipal
open space network
can be enlarged

Rural vistas
can be preserved

This sketch shows how you can apply the techniques described in this book-
let to set aside open space which preserves rural character, expands
community parkland and creates privacy for residences. (Source: Montgom-
ery County Planning Commission)

Natural Lands Trust

Communities wishing to break the
cycle of “wall-to-wall houselots” need to
consider modifying their zoning to ac-
tively and legally encourage subdivi-
sions that set aside at least 50 percent of
the land as permanently protected open
space and to incorporate substantial
density disincentives for developers who
do not conserve anysignificant percent-
age of land.

Following this approach, a munici-
pality would first calculate a site’s yield
using traditional zoning. A developer
would then be permitted full density
only if at least 50 percent of the build-
able land is maintained as undivided
open space (illustrated in Figure 7: “Op-
tion 1”). Another full-density option
could include a 25 percent density bo-
nus for preserving 60 percent of the
unconstrained land (Figure 8: “Option
2”). Municipalities might also consider
offering as much as a 100 percent den-
sity bonus for protecting 70 percent of
that land (Figure 11: “Option 5”).

It is noteworthy that the 36 village-
like lots in Option 5 occupy less land
than the 18 lots in Option 1, and that
Option 5 therefore contributes more
significantly to the goal of creating com-
munity-wide networks of open space.
The village-scale lots in Option 5 are
particularly popular with empty-nest-
ers, single-parent households, and
couples with young children. Its tradi-
tional layout is based on that of historic
hamlets and villages in the region, and
new developmentsin this category could
be controlled as Conditional Uses sub-
ject to a set of extensively illustrated
design standards.

Developers wishing to serve the “es-
tate lot” market have two additional
options. One involves lots containing
at least four acres of unconstrained land
(Figure 9: “Option.3"). The other is
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Figure 6 YIELD PLAN
The kind of subdivision most frequently created in Pennsylvania is the type
which blankets the development parcel with houselots, and which pays little
if any attention to designing around the special features of the property. In
this example, the house placement avoids the primary conservation areas, Figure 7 OPTION |
but disregards the secondary conservation features. However, such a sketch IIDBellﬁsity-neutral with Pre-existing Zoning
ots
Lot Size Range: 20,000 to 40,000 sq. ft.
50% undivided open space

can provide a useful estimate of a site's capacity to accommodate new
houses at the base density allowed under zoning—and is therefore known

as a “Yield Plan.”
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Figure 8 OPTION 2 Figure 9 OPTION 3
Enhanced Conservation and Density 50% Density Reduction
24 Lots 9 Lots
Lot Size Range: 12,000 to 24,000 sq. ft. Typical Lot Size: 160,000 sq. ft. (4 acres)
Estate Lots

60% undivided open space
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Figure 10 OPTION 4
Country Properties
5 Lots

Maximum Density: 10 acres per principal dwelling

70% density reduction

comprised of “country properties” of at
least 10 acres, which may be accessed by
gravel drives built to new township stan-
dards for very low-volume rural lanes
(Figure 10: “Option 4”). An additional
incentive to encourage developers to
choose this fourth option would typi-
cally be permission to build up to two
accessory dwellings on these properties.
Those units would normally be limited
in size, subject to architectural design
standards to resemble traditional estate
buildings, and restricted from further lot
division.

Two or more of these options could
be combined on a single large property.
One logical approach would combine
Options 4 and 5, with the Option 4
“country properties” comprising part of
therequired greenbelt open space around
an Option 5 village (see Figure 12).

Natwral Lands Trust 6
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OPTION 5

Hamlet or Village
36 Lots

Lot Size Range: 6,000 to 12,000 sq. ft.

70% undivided open space

Conspicuously absent from this menu
of choices is the conventional full-
density subdivision providing no
unfragmented open space (Figure 6).
Because that kind of development causes
the largest loss of resource land and
poses the greatest obstacle to conserva-
tion efforts, it is not included as an
option under this approach.

For illustrative purposes, this booklet
uses a one dwelling unit per two acre
density. However, conservation zoning
is equally applicable to higher density
zoning districts of three or four units per
acre. Such densities typically occur in
villages, boroughs, urban growth bound-
ary areasand TDR receivingareas where
open space setasides are critical to the
residents’ quality of life.

Figure 12

An Option 5 village surrounded by its own open
space and buffered from the township road by
two “"country properties” (Option 4).
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Conservation Subdivision Design

A Four-Step Process

Designing subdivisions around the cen-
tral organizing principle of land conser-
vation is not difficult. However, it is
essential that ordinances contain clear
standards to guide the conservation de-
sign process. The four-step approach
described below has been proven to be
effective in laying out new full-density
developments where all the significant
natural and cultural features have been
preserved.

Step One consists of identifying
the land that should be permanently
protected. The developer incorporates
areas pre-identified on the community-
wide Map of Potential Conservation Lands
and then performs a detailed site analy-
sis in order to precisely locate features to

0 100 200 Feol
f

Morth 7
/

7

\

~.b

n ’90
aq
~
\\\

\\\\M‘”\IOI'/
I

~

N
>
B i

wellands —J

steep slope greater than 25%
100 year floodplain

Figure 13 STEP ONE, Part One

be conserved. The developer first iden-
tifies all the constrained lands (wet,
floodprone, and steep), called Primary
Conservation Areas (Figure 13). He then
identifies Secondary Conservation Areas
(Figure 14) which comprise noteworthy
features of the property that are typi-
cally unprotected under current codes:
mature woodlands, greenways and trails,
river and stream corridors, prime farm-
land, hedgerows and individual free-
standing trees or tree groups, wildlife
habitats and travel corridors, historic
sites and structures, scenic viewsheds,
etc. After “greenlining” these conserva-
tion elements, the remaining part of the
property becomes the Potential Dewvelop-
ment Area (Figure 15).
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Step Two involves locating sites of
individual houses within the Potential
Development Area so that their views
of the open space are maximized (Figure
16). The number of houses is a function
of the density permitted within the zon-
ing district, as shown on a Yield Plan
(Figure 6). (In unsewered areas officials
should require a 10 percent sample of
the most questionable lots—which
they would select—to be tested for sep-
tic suitability. Any lots that fail would
be deducted and the applicant would
have to perform a second 10 percent
sample, etc.)

Step Three simply involves “con-
necting the dots” with streets and infor-
mal trails (Figure 17), while Step Four
consists of drawing in the lot lines (Fig-
ure 18).

This approach reverses the sequence
of steps in laying out conventional sub-
divisions, where the street system is the
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Figure 14 STEP ONE, Part Two

Identifying Primary Conservation Areas
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Typically unprotected under local codes, these special features constitute a
significant asset to the property value and neighborhood character. Second-
ary conservation areas are the most vulnerable to change, but can easily be

Identifying Secondary Conservation Areas

retained by following this simple four-step process.
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STEP TWO

Locating House Sites

Figure 16

STEP ONE, Part Three
Potential Development Areas

for Options [, 2, and 5
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STEP FOUR
Drawing in the Lot Lines

Figure 18
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STEP THREE
Aligning Streets and Trails

Figure 17
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first thing to be identified, followed by
lot lines fanning out to encompass every
square foot of ground into houselots.
When municipalities require nothing
more than “houselots and streets,” that
is all they receive. But by setting com-
munity standards higher and requiring
50 to 70 percent open space as a precon-

dition for achieving full density, offi-
cials can effectively encourage conser-
vationsubdivision design. The protected
land in each new subdivision would
then become building blocks that add
new acreage to community-wide net-
works of interconnected openspace each
time a property is developed.

Frequently Asked Questions
About Conservation Subdivision Design

Does this conservation-
based approach
involve a “taking”?

No. People who do not fully understand
this conservation-based approach to sub-
division design may mistakenly believe
thacitconstitutes “a taking of land with-
outcompensation.” This misunderstand-
ing may stem from the fact that
conservation subdivisions, as described
in this booklet, involve either large per-
centages of undivided open space or
lower overall building densities.

There are two reasons why this ap-
proach does not constitute a “taking.”

First, no density is taken away . Conser-
vation zoning is fundamentally fair
because it allows landowners and devel-
opers to achieve full density under the
municipality’s currentzoning—and even
to increase that density significantly—
through several different “as-of-right”
options. Of the five options permitted
under conservation zoning, three pro-
vide for either full or enhanced densi-
ties. The other two options offer the
developer the choice to lower densities
and increase lot sizes. Although conser-

vation zoning precludes full-density lay- -

outs that do not conserve open space,
this is legal because there is no constitu-
tional “right to sprawl.”

Natural Lands Trust 9

Second, no land is taken for public use.
None of the land which is required to be
designated for conservation purposes
becomes public (or even publicly acces-
sible) unless the landowner or devel-
oper wants it to be. In the vast majority
of situations, municipalities themselves
have no desire to own and manage such
conservation land, which they gener-
ally feel should be a neighborhood
responsibility. In cases where local offi-
cials wish to provide township recre-
ational facilities (such as ballfields or
trails) within conservation subdivisions,
the municipality must negotiate with
the developer for the purchase of that
land on a “willing seller/willing buyer”
basis. To facilitate such negotiations,
conservation zoning ordinances can be
written to include density incentives to
encourage developers to designate spe-
cific parts of their conservation land for
public ownership or for public access
and use.

A legal analysis of the Growing
Greener workbook, by Harrisburg land
use attorney Charles E. Zaleski, Esq.,
is reprinted on the last page of this
booklet.

How can a community
ensure permanent
protection for conservation

lands?

The most effective way to ensure that
conservation land in a new subdivision
will remain undeveloped forever is to
place a permanent conservation ease-
menton it. Such easements run with the
chain of title, in perpetuity, and specify
the various conservation uses that may
occur on the property. These restric-
tionsare separate from zoning ordinances
and continue in force even if legal den-
sities rise in future years. Easements are
typically held by land trusts and units of
government. Since political leadership
can change over time, land trusts are the
most reliable holder of easements, as
their mission never varies. Deed restric-
tions and covenants are, by comparison,
not as effective as easements, and are
not recommended for this purpose. Ease-
ments can be modified only within the
spirit of the original agreement, and
only if the co-holders agree. In practice,
while a proposal to erect another house
or a country club building on the open
space would typically be denied, permis-
sion to create a small ballfield or asingle
tennis court in acorner ofa large conser-
vation meadow or former field might
well be granted.
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What are the ownership,
maintenance, tax and
liability issues?

Among the most commonly expressed
concerns about subdivisions which con-
serve open space are questions about
who will own and maintain the conser-
vation land, and who will be responsible
for the potential liability and payment
of property taxes. The short answer is
that whoever owns the conservation
land is responsible for all of the above.
But who owns this land?

Ownership Choices

There are basically four options, which
may be combined within the same sub-
division where that makes the most
sense.

o Individual Landowner

At its simplest level, the original land-
owner (a farmer, for example) can re-
tain ownership to as much as 80 percent
of the conservation land to keep it in the
family. (At least 20 percent of the open
space should be reserved for common
neighborhood use by subdivision resi-
dents.) That landowner can also pass
this property on to sons or daughters, or
sell it to other individual landowners,
with permanent conservation ecasements
running with the land and protecting it
from development under future owners.
The open space should not, however, be
divided among all of the individual sub-
division lots as land management and
access difficulties are likely to arise.

® Homeowners' Associations

Most conservation land within subdivi-
sions is owned and managed by
homeowners’ associations (HOAs). A
few basic ground rules encourage a good
performance record. First, membership
must be automatic, a precondition of
property purchase in the development.
Second, zoning should require that by-
laws give such associations the legal
right to place liens on properties of mem-
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bers who fail to pay their dues. Third,
facilities should be minimal (ball fields
and trails rather than clubhouses and
swimming pools) to keep annual dues
low. And fourth, detailed maintenance
plans for conservation areas should be
required by the municipality as a condi-
tion of approval. The municipality has
enforcement rights and may place a lien
on the property should the HOA fail to
perform their obligations to maintain
the conservation land.

Homeowner's Association
Open Space

Wi .“”“.1-.«—.»’-5_, o

”

\

Open Space dedicated to
Township or Consarvation
Organization

Figure 19

Various private and public entities can own dif-
ferent parts of the open space within conserva-
tion subdivisions, as illustrated above.

e Land Trusts

Although homeowners’ associations are
generally the most logical recipients of
conservation land within subdivisions,
occasionally situations arise where such
ownership most appropriately resides
with a land trust (such as when a par-
ticularly rare or significant natural area
is involved). Land trusts are private,
charitable groups whose principal pur-
pose is to protect land under its steward-
ship from inappropriate change. Their
most common role is to hold easements
or fee simple title on conservation lands
within new developments and elsewhere
in the community, to ensure that all
restrictions are observed. To cover their

costs in maintaining land they own or in
monitoring land they hold easements
on, land trusts typically require some
endowment funding. When conserva-
tion zoning offers a density bonus, de-
velopers can donate the proceeds from
theadditional “endowment lots” to such
trusts for maintenance or monitoring.

® Municipality or Other Public Agency
[n special situations a local government
might desire to own part of the conser-
vation land within a new subdivision,
such as when that land has been identi-
fied in a municipal open space plan as a
good location for a neighborhood park
or for a link in a community trail net-
work. Developers can be encouraged to
sell ordonate certain acreage to munici-
palities through additional density in-
centives, although the final decision
would remain the developer’s.

e Combinations of the Above

As illustrated in Figure 19, rhe conser-
vation land within new subdivisions
could involve multiple ownerships, in-
cluding (1) “non-common” open space
such as cropland retained by the original
farmer, (2) common open space such as
ballfields owned by an HOA, and (3) a
trail corridor owned by either a land
trust or by the municipality.

Maintenance lIssues

Local officials should require conserva-
tion area management plans to be sub-
mitted and approved prior to granting
final subdivision approval. In Lower
Merion Township, Montgomery
County, the community’s “model” man-
agement plan is typically adopted by
reference by each subdivision applicant.
Thatdocument identifies a dozen differ-
ent kinds of conservation areas (from
woodlands and pastures to ballfields and
abandoned farmland that is reforesting)
and describes recommended manage-
ment practices for each one. Farmland is
typically leased by HOAs and land trusts
to local farmers, who often agree to
modify some of their agricultural prac-
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tices to minimize impacts on nearby
residents. Although ballfields and vil-
lage greens require weekly mowing, con-
servation meadows typically need only
annual mowing. Woodlands generally
require the least maintenance: trimming
bushes along walking trails, and remov-
ing invasive vines around the outer edges
where greater sunlight penetration fa-
vors their growth.

Tax Concerns

Property tax assessments on conserva-
tion subdivisions should not differ, in
total, from those on conventional de-
velopments. This is because the same
number of houses and acres of land are
involved in both cases (except when
part of the open space is owned by a
public entity, which is uncommon).
Although the open space in conserva-
tion subdivisions is taxed low because
easements prevent it from being devel-
oped, the rate is similar to that applied
to land in conventional subdivisions
where the larger houselots are not big
enough to be further subdivided. (For
example, the undeveloped back halfofa
one-acre lotina one-acre zoning district
issubject to minimal taxation because it
has no further development value.)

Liability Questions

The Pennsylvania Recreation Use of
Land and Water Act protects owners of
undeveloped land from liability for
negligence if the landowner does not
charge a fee to recreational users. A tree
root or rock outcropping along a trail
that trips a hiker will not constitute
landowner negligence. To be sued suc-
cessfully in Pennsylvania, landowners
must be found to have “willfully or ma-
liciously failed to guard against a dan-
gerous condition.” This is a much more
difficult case for plaintiffs to make. Even
so, to cover themselves against such
situations, owners of conservation lands
routinely purchase liability insurance
policies similar to those that most
homeowners maintain.

Natwral Lands Trust 11

How can on-site sewage
disposal work with
conservation subdivisions?

The conventional view is that the
smaller lots in conservation subdivisions
make them more difficult to develop in
areas without sewers. However, the re-
verse is true. The flexibility inherent in
the design of conservation subdivisions
makes them superior to conventional
layouts in their ability to provide for
adequate sewage disposal. Here are two
examples:

Utilizing the best soils

Conservation design requires the most
suitable soils on the property to be iden-
tified at the outset, enabling houselots
to be arranged to take the best advan-
tage of them. If one end of a property has
deeper, better drained soils, it makes
more sense to site the homes in that part
of the property rather than to spread
them out, with some lots located en-

Figure 20

A practical alternative to central water or sew-
age disposal facilities are individually-owned wells
and/or septic systems located within conserva-
tion areas, in places specifically designated for
them on the final plan.

Drainfield/Sand Mound
Easement Area

tirely on mediocre soils that barely man-
age to meet minimal standards for septic
approval.

Locating individual systems
within the open space
Conventional wisdom also holds that
when lots becone smaller, central water
orsewage disposal is required. That view
overlooks the practical alternative of
locating individual wells and/or indi-
vidual septic systems within the perma-
nent open space adjacent to the more
compact lots typical of conservation sub-
divisions, as shown in Figure 20. There
is no engineering reason to require that
septic filter beds must he located within
each houselot. However, it is essential
that the final approved subdivision plan
clearly indicate which parts of the undi-
vided open space are designated for
septic disposal, with each lot’s disposal
area graphically indicated through dot-
ted lines extending out into the conser-
vation land. These filter beds can be
located under playing fields, or con-
servation meadows in the same way they
typically occupy positions under subur-
ban lawns. (If mound systems are re-
quired due to marginal soil conditions,
they are best located in passive use arcas
such as conservation meadows where
the grass is cut only once a year. Such
mounds should also be required to be
contoured with gently sloping sides to
blend into the surrounding landscape
wherever possible.)

Although maintenance and repair of
these septic systems remains the respon-
sibility of individual lot owners, it is
recommended that HOAs be authorized
to pump individual septic tanks on a
regular basis (every three or four years)
to ensure that the accumulated sludge
never rises to a level where it can flow
into and clog the filter beds. This inex-
pensive, preventive maintenance greatly
extends the life of filter beds.
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How does this conservation
approach differ from
“clustering”?

The Growing Greener conservation ap-
proach described here differs dramati-
cally from the kind of “clustering” that
has occurred in many communities over
the past several decades. The principal
points of difference are as follows:

Higher Percentage and

Quality of Open Space

In contrast with typical cluster codes,
conservation zoning establishes higher
standards for both the quantity and qual-
ity of open space that is to be preserved.
Under conservation zoning, 50 to 70
percent of the unconstrained land is
permanently set aside. This compares
with cluster provisions that frequently
require only 25 to 30 of the gross land
area be conserved. That minimal open
space often includes all of the most
unusable land as open space, and some-
timesalso includes undesirable, left-over
areas such as stormwater management
facilities and land under high-tension
power lines.

Open Space Pre-Determined

to Formm Community-wide
Conservation Network

Although clustering has at best typi-
cally produced a few small “green is-
lands” here and there in any
municipality, conservation zoning can
protect blocks and corridors of perma-
nentopenspace. These areas can be pre-
identified on a comprehensive plan
Map of Potential Conservation Lands so
that each new development will add
to—rather than subtract from—the
community’s open space acreage.

Eliminates the Standard

Practice of Full-Density with

No Open Space

Under this new system, full density is
achievable for layouts in which 50 per-

Natural Lands Trust

cent or more of the unconstrained land
is conserved as permanent, undivided
open space. By contrast, cluster zoning
provisions are typically only optional
alternatives within ordinances that per-
mit full density, by right, for standard
“cookie-cutter” designs with no open
space.

Simply put, the differences between
clustering and conservation zoning are
like the differences between a Model T
and a Taurus.

How do residential values
In conservation
subdivisions compare to
conwentional subdivisions?

Another concern of many people is that
homes in conservation subdivisions will
differ in value from those in the rest of

the community. Some believe that be-
cause so much land is set aside as open
space, the homes in a conservation sub-
division will be prohibitively priced and
the municipality will become a series of
elitist enclaves. Other people take the
opposite view, fearing that these homes
will be smaller and less expensive than
their own because of the more compact
lot sizes offered in conservation subdivi-
sions.

Both concernsare understandable but
they miss the mark. Developers will build
what the market is seeking at any given
time, and they often base their decision
about selling price on the character of
surrounding neighborhoods and the
amount they must pay for the land.

[nconservationsubdivisions with sub-
stantial open space, there is little or no
correlation between lot size and price.
These developments have sometimes
been described as “golf course commu-
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This house design fits comfortably on lots 45 to 50 feet wide, demonstrating that homes
with 2,400 sq. ft. of floorspace and a two-car garage can be built within the village-scale
lots featured in the “Option 5" zoning alternative. (Courtesy of Hovnanian Homes, Fox
Heath subdivision, Perkiomen Township, Montgomery County.)
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Figure 22
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Developers who wish to build larger homes will find this example interesting. Although it contains nearly 3,000 sq. ft. and features an attractive side-loaded
garage, it fits onto lots just 100 feet wide. This has been achieved by positioning the homes off-center, with 30 feet of side yard for the driveway and five
feet of yard on the opposite side. This ensures 35 feet spacing between homes. (Courtesy of Realen Homes, Ambler)

nities without the golf course,” under-
scoring the idea that a house on a small
lot with a great view is frequently worth
as much or more than the same house on
a larger lot which is boxed in on all sides
by other houses.

[t is a well-established fact of real
estate that people pay more for park-like

settings, which offset their tendency to
pay less for smaller lots. Successful de-
velopers know how to market homes in
conservation subdivisions by emphasiz-
ing the open space. Rather than describ-
ing ahouse on a half-acre lot assuch, the
product is described as a house with 20
and one-half acres, the larger figure re-

flecting the area of conservation land
that has been protected in the develop-
ment. When that conservation area
abuts other similar land, as in the town-
ship-wide open space network, a further
marketing advantage exists.

Relationship of the Growing Greener Approach to
Other Planning Techniques

Successful communities employ a wide
array of conservation planning tech-
niquessimultaneously, overan extended
period of time. Complementary tools
which a community should consider
adding to its “toolbox” of techniques
include the purchase of development
rights; donations of sales to conservan-
cies; the transfer of development rights;
and “landowner compacts” involving
density shifts among contiguous par-
cels. Other techniques can be effective,
but their potential for influencing the
“big picture” is limited. The Growing
Greener approach offers the greatest
potential because it:

® does not require public expenditure,

Natural Lands Trust

* does not depend upon landowner
charity,

® does not involve complicated
regulations for shifting rights to
other parcels, and

* does not depend upon the coopera-
tion of two or more adjoining
landowners to make it work.

Of course, municipalities should con-
tinue their efforts to preserve special
properties in their entirety whenever
possible, such as by working with land-
owners interested indonating easements
or fee title to alocal conservation group,
purchasing development rights or fee
title with county, state or federal grant

money, and transferring development
rights to certain “receiving areas” with
increased density. However, until such
time as more public money becomes
available to help with such purchases,
and until the Transfer of Development
Rights mechanism becomes more op-
erational at the municipal level, most
parcels of land in any given community
will probably eventually be developed.
In that situation, coupling the conser-
vationsubdivision design approach with
multi-optioned conservation zoning of-
fers communities the most practical, do-
able way of protecting large acreages of
land in a methodical and coordinated
manner.
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one-acre lots, which was the only op-
tion permitted under the township’s zon-
ing ordinance in 1986 when Realen
purchased the property. After 18 months
of discussing the pros and cons of allow-
ing smaller lots in exchange for serious
land conservation benefits, the supervi-
sors adopted new zoning provisions per-
mitting such layouts specifically to
preserve farmland when at least 51 per-
cent of a property would be conserved.
These regulations target the most pro-
ductive soils as those which should be
“designed around.”

Although other developers were at
first skeptical of Realen’s proposal to
build large homes (2,600-3,700 sq. ft.)
on lots which were typically less than a
half an acre in a marketplace consisting
primarily of one acre zoning, the high
absorption rate helped convince them
that this approach was sound. Contrib-
uting to the project’s benefits to both
the developer and the township were
reduced infrastructure costs (for streets,
water, and sewer lines). Premiums added
to “view lots” abutting the protected
fields or woods also contributed to the
project’s profitability.

Natural Lands Trust 16
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ECKERT SEAMANS CHERIN & MELLOTT, LLC

October 16, 1997

Randall G. Arendt, Vice President
Conservation Planning

Natural Lands Trust, Inc.

1031 Palmers Mill Road

Media, PA 19063

Re:  Conservation Planning Documents and
Growing Greener Workbook

Dear Mr. Arendt:

I have had the opportunity to review the Growing Greener workbook and the
proposed conservation planning concepts set forth in that workbook for compliance
with the provisions of the United States Constitution, the Pennsylvania Constitution,
and the Pennsylvania Municipalities Planning Code (the “MPC"). In my opinion, the
conservation planning concepts as set forth in the Growing Greener workbook are
constitutional land use control concepts and the provisions comport with the
requirements of the Pennsylvania Municipalities Planning Code.

The subdivision concept which provides for a conceptual preliminary plan and
standards for that plan is authorized specifically under the MPC as part of the two-
stage planning process allowed by Section 503(1) of the MPC. The Zoning Ordinance
concept utilizes a multi-tiered zoning system with options available to the landowner
under the Zoning Ordinance. Such a device is specifically authorized under

Section 605 of the MPC which specifically encourages innovation and promotion of
flexibility, economy and ingenuity in development based upon express standards and
criteria. The proposed ordinances contained in the workbook satisfy that specific
requirement,

The provisions of hoth the United States Constitution and the Pennsylvania
Constitution require that the land use regulations be reasonable and be intended to
benefit the public health, safety and welfare. The concept of providing a variety of
options for choices by the landowner meets both the reasonableness and public
purpose tests of constitutionality. The benefit of the Growing Greener concept is that
there will be a greater amount of usable open space, while at the same time the
landowners will be able to make reasonable use of their property under the options
available as proposed in the workbook.

Individual municipalities within the Commonwealth of Pennsylvania will have to apply
the concepts and will have to establish their own densities based upon the unique
circumstances in each particular municipality. There can be no guarantee that all such
ordinances will be constitutional unless they satisfy the requirements of being
reasonable with regard to the locational circumstances of the particular property and
community in question. However, it is my opinion that if the concepts and
procedures set forth in the Growing Greener workbook are followed and that the
densities and requirements reflect the unique circumstances of the individual
municipality, that the Growing Greener concept is lawful and constitutional in the
Commonwealth. The concepts set forth in the Growing Greener workbook provide a
new method of addressing the pressures of growth and development throughout both
the urban and rural portions of the Commonwealth of Pennsylvania, and I urge the
municipal officials to give full consideration to these exciting new concepts.

Very truly yours,
Charles E. Zaleski

CEZl/jr
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