RU District Development Options

There are 3 types of permitted development in the RU district:
e Small-Scale Development (§97-19)
e Open Space Development (§97-20)
e Conservation Density Development (§97-22)

To compare development scenarios between these options, assume that a property
owner has a 60-acre parcel with a 10-acre wetland and a stream running through
one corridor. This parcel is in the AQ-6 overlay district.

Small-Scale Development
Small-scale development permits up to four lots in one eight-year period. Three of the
four lots cannot exceed 25 percent of the total lot size.

8§97-19 indicates that the minimum lot size in the AQ-6 = 2 acres, subject to
application of the Environmental Control Formula (ECF) which may require the lots to
be bigger to accommodate septic systems.

In this example, the lots are constrained by wetland areas and poor soils, so the
minimum lot size is greater than 2 acres and only three lots are permitted within the
25 percent limit.

If the four lots are to be built on a “rear lot”, then the minimum lot size is 3 *2 = 6
acres (or 3 * the minimum lot size required by the ECF) as per 97-19.E(2).

Open Space Development

The applicant must either provide public water and sewer or “prove that the
development will not negatively affect the quantity or quality of the groundwater”
according to the water testing protocols in §97-27.

The calculation depends on whether the applicant opts to perform water supply
testing.

§97-20 states that the density is initially established by 97-27
§97-27 states that, without a water test, the base zoning for the AQ district applies.
Thus: 60 / 6 = 10 units

With a water test, the number of units depends on well capacity.

Say that a well consistent with the median production well in Goshen can produce
14,500 gpd and that a typical 4-bedroom house with 5 people will require 750 gpd
(based on 75 gpd/person * 2 for Orange County Health Dept. factor)

Divide 14,500 gpd by 750 gpd/unit = 19 units
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Then you go back to §97-20 and you perform the following calculations:
§97-20.A(1): 60 — 10 = 50 unconstrained acres
§97-20.A(2): 50 ac. * 0.33 = 16.5 which rounds to 16 units

Since §97-27 A states that “the maximum density permissible in an open space
development is the lesser of the density allowed by §97-27 (19 units) or the density
allowed by the ... formula based upon the acreage of ‘constrained’ and
‘unconstrained’ land on the property” (16 units), the applicant only has rights to 16
units and will want to seek bonuses to get up to the 19 units.

§97-20.A(5) permits bonuses for providing certain features (based on the 16 units
calculated in A(2)). The bonuses can not exceed either twice the base amount (32) or
the maximum permitted by the water testing (19 units).

For example: if the applicant provided affordable housing according to the code, a
bonus of 50 percent (of the 16 units) would be possible — or up to 24 units. However,
in our example the water supply limits the total development to 19 units.

Consider a second alternative:

If the applicant were to have two wells producing 14,500 gpd (a total of 39,000 gpd),
there would be enough water for 38 units. However, the applicant would be permitted
up to 32 units (16 * 2) with the use of bonuses.

If the applicant chooses to use individual wells and septics, then the unit count is
subject to application of the Environmental Control Formula which, depending on
individual lot conditions, may require larger lots and, ultimately, fewer units.

If the applicant chooses to install public water supply and public sewer, the unit count
is still 32 units but there is no minimum lot size and the applicant would be required to
follow rural hamlet design guidelines.

All sites using the Open Space Development option must provide a minimum of 50
percent open space.

Conservation Density Development

§97-22 allows for relaxation of road layout and frontage requirements by allowing
landowners to create an average 20-acre lot for residential development (lots may be
smaller than 20 acres).

These lots shall have a conservation easement in place to prevent further subdivision.
No more than 12 lots may obtain access from a private road.

In this case, only three lots would be possible on the 60-acre parcel. Two 10-acre

parcels have been split off for house lots while the remaining 40-acre parcel remains
for agricultural use.
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