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Introduction

The Land Preservation District (LPD) offers
communities an opportunity to preserve open space,
sensitive natural features, and rural community
character in residential developments. In this zoning
district, homes are arranged on a site to protect
natural features, such as farmland, woodlands,
steep slopes, riparian corridors, or scenic views.
The Land Preservation District was developed for
areas planned for single-family homes at a
maximum density of 1 dwelling per 80,000 square
feet of developable acreage. The LPD is a preferred
alternative to conventional subdivision, providing
design flexibility to locate open space and homes
where they can best meet community open space
goals. In conventional subdivisions, the entire tract
is divided into lots with no permanent open space.

In the LPD, at least 75 percent of a tract is
preserved as open space by reducing lot sizes
without reducing overall density. This guidebook
focuses on the LPD and how municipalities can
utilize this zoning technique to preserve open space.

The Guidebook

This guidebook updates and expands our earlier
LPD reports. It includes enhancements to the open
space design standards, introduces environmental
adjustment factors and the use of a yield plan to
determine density, and modifies the site planning
process. The guidebook describes design elements
and community facilities and contains a model
zoning ordinance and subdivision ordinance. The
appendix provides information on homeowners’
associations, sewer issues, additional design
elements, and examples of cluster developments in
Montgomery County.
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Benefits of the LPD

Environmental

Two major benefits of the LPD are open space
preservation and the protection of natural features.
By reducing lot sizes, large areas of open space
can be preserved on a tract. These open space
areas can be linked to adjacent areas identified in a
municipal open space plan to create open space
networks. Flexible design standards in the LPD
help preserve key resources, such as farmland,
steep slopes, floodplains, woodlands, wetlands, and
riparian corridors. This flexibility allows the
protection of sensitive natural features while placing
homes in the most suitable locations. Stormwater
management is also improved with more
opportunities to use best management practices.

Economic

The LPD preserves open space at no cost to
taxpayers and can help reduce demand for new
public parkland in some communities.

Municipalities and developers benefit in the review
process since key natural, scenic, historic, and
cultural resources that should be preserved on a
site are indentified and prioritized early in the design
process. Developers also experience reduced
infrastructure and maintenance costs.

Recreational

Open space can be used for active and passive
recreation and link to adjacent open space areas.
This helps communities develop trail systems,
preserve farmland, protect riparian corridors, and
establish greenway corridors.

introduction

Historic and Cultural

Open space areas can preserve historic structures,
including homes, barns, and other buildings as well
as surrounding landscapes. Existing homes can
become estate lots with undeveloped portions
counting toward the tract’s overall open space
requirement. In some cases, these undeveloped
portions have continued to function as working
farms, preserving the cultural and historic heritage
of rural areas.
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Municipal Open Space Planning

The Land Preservation District is an excellent way
to preserve open space in our communities. It can
be an integral part of municipal open space
planning, helping communities preserve resources,
such as riparian areas, wetlands, floodplains, steep
slopes, scenic views, or highly productive
agricultural soils. Preserving open space and
natural areas protects the aesthetic, environmental,
economic, and historic resources in a community.
Municipal open space planning is a critical
component of successfully implementing a

LPD district.

Using the open space plan, a municipality can
successfully implement the LPD because the plan
identifies where and how open space should be
saved. The design flexibility of the LPD allows
homes and open space to be located where they
best meet community goals. The LPD offers land
owners and developers the opportunity to contribute
to municipal open space preservation.
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Upper Salford Township Open Space Priorities

Resource Values for
Open and Vacant Land

B over vace
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e Open Space Connections

m Publicly Owned Land

Upper Salford Township created an open space plan
that included a detailed map outlining priority open
space acquisition areas. This map helps the
municipality and developers identify and prioritize
which areas on a particular site should be preserved.

Open Space Preservation Options

While this publication focuses on the LPD, other
options are available to municipalities for preserving
open space. These include:

e Purchasing land or conservation easements
with public and/or private funding.

e Transfer of Development Rights. This zoning
technique involves transferring development
potential from one area to another, typically
from rural areas to developed areas with the
appropriate infrastructure. This preserves rural
areas and places development in more
appropriate locations.

e Rural Residential District. This model zoning
district is intended for rural areas of the county
that lack public water and sewer facilities. It
creates conservation areas on larger lots that
are privately owned, helping to preserve natural
features and rural character.

The Montgomery County Planning Commission has
published model zoning ordinances explaining
transfer of development rights and the Rural
Residential District. These publications are
available at www.planning.montcopa.org.
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Key Elements of the Land
Preservation District

e A minimum of 75 percent of the gross tract area
is preserved as open space.

e Density of homes is 1 house per 80,000 square
feet of developable acreage.

e Priority natural, historic, scenic, and cultural

' e . .
~Connection to = resources are identified and preserved.

municipal

e The maximum number of lots on a site is
determined by calculating developable acreage
and using a yield plan.

e Design flexibility allows open space and homes
to be placed on a tract where they best meet
community open space goals.

e 60 percent of all homes face central

This LPD type subdivision preserves a large farm field in Lower Salford Township, Montgomery County.
open space.

e The LPD offers flexibility to create small
neighborhoods with an identifiable character.

e The LPD offers the opportunity to provide
recreational uses and trail connections.
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Frequently Asked Questions

Can municipalities require open space preservation through the LPD?

Yes. The LPD is based on the concept of allowing full density on a tract of land and only limiting the pattern of
development or lot size.

Who will own and maintain the open space?

The open space in the LPD may be owned in several ways. A municipality may own the open space through
fee simple dedication or a dedication of an easement. A condominium association, homeowners’ association,
or private conservation organization may also own the open space. The owner is responsible for maintaining
the open space.

Is the open space permanently protected?

Yes. Open space areas are subdivided from the rest of the homes and deed restricted, or a conservation
easement is placed on the area to prohibit further development.

How will sewer and water facilities be provided?

Depending on existing conditions, a number of options are available. The Montgomery County comprehensive
plan—Shaping Our Future: A Comprehensive Plan for Montgomery County—offers guidance in this area.
Where existing public facilities are within 1/2 mile of any new development, connection to these facilities is
preferred. Extending public systems beyond these limits is not recommended by the plan. If public systems
are not available, other options, including community systems and individually owned on-lot systems, are
suggested. Chapter 3 and Appendix 5 of this publication explore this topic in greater detail.

Does development in the LPD create greater housing density?

No. To determine the number of permitted homes on a property, the developer must first calculate the amount
of developable acreage by subtracting any environmentally constrained land. The number of homes permitted
can not be greater than the developable area of the site divided by 80,000 square feet. A yield plan must than
be submitted demonstrating that the calculated number of homes can be realistically built on the site before
proceeding to the preliminary plan.

Which communities in Montgomery County preserve open space in residential developments?

Successful residential subdivisions that have preserved open space can be found in many communities,
including Worcester, Lower Salford, Skippack, Franconia, Limerick, and Lower Merion. See Appendix 8 for
specific examples.

introduction 5
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Part 1 of this publication discusses the design process involved in creating a LPD development. This includes choosing appropriate locations,
indentifying key resources to be preserved, calculating density and developing a LPD subdivision.
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Land Use in Montgomery County

Locating the LPD

A first step in implementing a Land
Preservation District is to determine locations
within a municipality that are appropriate for
low-density residential development. These
include areas which already permit single-
family detached housing with a minimum lot
size of 80,000 square feet. These areas tend
to be in more rural communities where future
development is anticipated. Local, regional,
and county comprehensive plans can also be
helpful in determining appropriate locations
for LPD development.

Montgomery County’s comprehensive plan
provides guidance on land use policy to local
municipalities. It can be used to determine
appropriate areas for LPD district zoning.

The areas most appropriate for implementing
the LPD are shown as Open Space and
Rural Areas on the Future Land Use Map
(shown to the left). Rural areas that can be
served by central sewers are appropriate for
LPD development.
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Site Design Process

Site planning is an essential component of
the Land Preservation District. The
placement of homes, the alignment of
streets, and the location of open space work
together to create a site design that
minimizes the impact of new development
on the environmental, historic, and visual
character of a community.

The site design process involves the
following steps:

Submit site inventory

Establish priority of key resources
(planning commission review)

Calculate developable acreage
Determine number of lots
Prepare yield plan

Submit land preservation subdivision

design process land preservation district




The Site Inventory

The site design process begins by creating
the site inventory. This inventory is used as a
guide to identify and prioritize key natural,
scenic, and historic resources on the site.
These resources may include steep slopes,
riparian and wetland areas, existing
woodlands, streams, historic homes, and
open space on neighboring tracts.

A community may have already identified
important key resources in other planning
efforts, including their comprehensive plan,
open space plan, or recreational plan.

design process land preservation district
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Identifying Key Resources

Within 60 days of submitting the site
inventory, the municipal planning commission
will respond to the applicant by identifying
and prioritizing the natural, scenic, historic,
and cultural resources on the tract that are
most important to the community and should
be preserved.

This is accomplished by showing the
prioritized resources on a site inventory plan
or listing the key resources. Future plan
submissions should protect the key resources
identified by the planning commission.

Municipalities may want to consider requiring
a site visit as part of the LPD design process

to help determine what key resources should
be preserved and where development should
be located on a particular site. Those on the
site visit could include members of the
governing body, planning commission, and
professional design consultants.

The plan to the left shows the key resources
to be preserved as identified by the planning
commission review. These include:

Preserving the woodlands and riparian
areas.
Preserving the historic farmstead.

Preserving the open space views from
adjacent roads.

Preserving the hedgerows and stone wall
as elements of the rural character.
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