MAJOR and HIGH INTENSITY SUBDIVISIONS

Revised 4/07

Partial Checklist/ Some Points to Consider

Major Development: > 10 lots, or >  5000SF gross floor area, or > 5000SF impervious surfaces (e.g. roads, etc.). Determines level of application submission requirements.

Subdivision Category:

· Major Subdivision: > 10 acres; 5 – 9 lots and can be creative.

· High Intensity Subdivision: > 10 lots and must be creative.

Creative means primarily following Siting & Buffering Standards Art.II.8.I.4.

Existing Features Plan:
1. Contour map at least based on USGS map.

2. Primary Conservation Areas(nonbuildable): delineate the following on map/siteplan:

· Water bodies including intermittent brooks and wetlands

· Hydric soils: refer to soil types from USDA Kenn. County Soils Survey and highlight location of any of the following soil types: Biddeford, Limerick, Monarda, Ridgeway, Rifle, Saco, Scantic, Scarboro, Togus, and Vassalboro.

· Slopes > 20%

· Rights of ways and easements

· Moderate to high value aquifers

3. Secondary Conservation Areas: delineate the following on map/site plan:

· Open fields

· Woodlands

· Tree lines

· Stonewalls

· Historic Structures

· Scenic Views into and from the property, also indicate any hilltop.

· Natural drainageways

· Moderate to High Value Wildlife Habitat

· Prime Agricultural Soils

TABLE 10

Open Space & Net Density Requirements









Open Space
Net Density/




Land Use District

Ratio
Unit (sq. ft.)




Manchester Village

30%
20,000/unit1










40,000/unit2




Community Residential
50%
40,000/unit1










60,000/unit2




General Development
40%
40,000/unit1










60,000/unit2




Rural Residential

60%
60,000/unit1










80,000/unit2




Shoreland



60%
60,000/unit1










80,000/unit2




1 Net density requirement with public sewer service.




2 Net density requirement without public sewer service.

Net Buildable Acreage (NBA) and Number of Allowable Lots:
Number of Allowable Lots for Major and High Intensity Subdivisions 

· Add all nonbuildable areas listed in Art.II.8.I.5.

· Subtract nonbuildable areas from total parcel.

· Divide remainder of parcel by density permitted.

NBA for Creative Major Subdivision (5-9 lots) (follows Siting Standards Art.II.8.I.4)

· Multiply open space ratio by total acreage which determines amount of open space to be set aside.

· Subtract amount of open space to be set aside from total parcel to determine NBA., however if nonbuildable area is greater then open space ratio then nonbuildable area would be subtracted from total parcel..

NBA for Noncreative Major Subdivision (5 – 9 lots)(opts not to follow Siting Standards II.8.I.4) and for High Intensity Subdivision (> 10 lots)(must be creative and follow Art.II.8.I.4)

· Multiply open space ratio by total parcel to determine the first of two areas of open space to set aside.

· Add all primary conservation areas to determine the second of two areas of open space to set aside.

· Add sum of all primary conservation areas to area of open space to be set aside that was determined by multiplying open space ratio by total parcel. Subtract this total area of open space to be set aside from the total parcel to determine NBA. 

Four Step Process for Conceptual Preliminary Plan

1. Designate Open Space: Open space to be set aside needs to incorporate primary conservation (nonbuildable areas) and secondary conservation areas to greatest extent feasible.

2. Locate Houses to greatest extent feasible to achieve objectives listed in Siting Standards Art.II.8.I.4 with iii being the most important. (See Siting Standards next page.)

3. Locate streets providing access in most reasonable and economical way while minimizing adverse effects on Conservation areas.

4. Draw in lot lines. Lot size may be reduced provided septic waste disposal requirements can be met. It is recommended that buffering/screening be provided along backyard property lines to enhance privacy.

Building Siting Provision(Art.II.8.3.j)

j. Buildings shall be oriented to preserve and/or take maximum advantage of scenic vistas, natural landscape features, topography, solar energy, and natural drainage areas, for example, when possible shall be located on the edges of fields and when possible in wooded areas to minimize visual impact of development.  Existing stonewalls shall be preserved except where access point(s) intersect perpendicularly.  Existing farmhouses and barns should be preserved when possible.  Architectural compatibility of new construction with historic buildings and rural character is encouraged.

Common Open Space & Preservation & Maintenance of Open Space and Facilities




t.
Common Open Space.  The common open space created by the subdivision:





i.
Shall be shown on the plat plan with appropriate notation that it is restricted and shall not be used for future building lots.





ii.
Shall be accessible to the owners or residents of the development, subject to any necessary limitations in connection with the uses of the land (e.g., farming), which may be permitted.





iii.
Shall be usable for low-intensity recreation, agriculture, or other passive outdoor living purposes and for preserving the natural features of the site.  Potential uses (e.g., farming) may be by the subdivider, owners or residents, or a lessee or agent.  Such uses shall not include above-ground rights-of-way or parking areas, or tennis courts, swimming pools, or similar recreation development.  The use of any open space may be further limited or controlled at the time of final subdivision approval as necessary to protect adjacent properties.





iv.
Shall be adequately maintained into the future.  The developer shall provide a plan and related documentation sufficient to insure this.  Such plan may provide for common ownership, directly or through a homeowner's association, dedication of the common areas to the Town or other appropriate representative of the public, a perpetual trust fund, or other means.  The maintenance of open space may include provision for cutting or planting of vegetation, tilling of soil, or other means of maintenance.

 



v.
Shall be owned, preserved, and maintained as required by this section by any of the following mechanisms or combinations thereof:






(1)
Dedication of open space to the Town or a suitable land trust, if either is willing to accept the dedication.

(2)
Dedication of development rights of open space to a suitable land trust with ownership remaining with the developer or homeowners association.  Maintenance responsibilities shall remain with the property owner.






(3)
Common ownership of the open space by a homeowners' association which assumes full responsibility for its maintenance.






(4)
Deed-restricted private ownership which shall prevent development and/or subsequent subdivision of the open space and provide maintenance responsibility.  This option may apply only if open space is part of an existing farm, working or not, or if there is a future intent to farm by the owner.




u.
Preservation and Maintenance of Open Space and Facilities





i.
There shall be no further subdivision of open space.  Open space shall be used only for agriculture, non-commercial recreation, forestry or conservation.  However, easements for public utilities, but no structure, may be permitted in the open space area.





ii.
The open space(s) shall be shown on the open space plan and with appropriate notation on the face thereof to indicate that: a) the open space shall not be used for future building lots; and b) a part or all of the open space may be dedicated for acceptance by the Town or a suitable land trust.

iii. If any or all of the open space is to be reserved as common open space for use by the residents, the by-laws of the proposed neighborhood association and shall be submitted to the Planning Board prior to approval.  Such by-laws shall, at a minimum, include mandatory membership of all lot owners, responsibility for maintenance of common areas, taxes and insurance, etc.  The developer or subdivider shall maintain control of such open space(s) and be responsible for their maintenance until development sufficient to support the association has taken place.  Such determination shall be made by the Board of Appeals upon request of the neighborhood association or the developer or subdivider.





iv.
Open space land may be sold or leased to a third party for agriculture or forestry purposes, provided that development rights are held by the Town, a conservation organization, or other public or semi-public entity.  The legal instruments for conveying such land and retaining development rights shall first be submitted to and approved by the Planning Board

Siting and Buffering Standards for Creative Open Space Subdivisions(Art.II.8.I.4): the following objectives in order of importance are: iii, v, iv, viii, x, and then the rest of the objectives.

a.
Lots shall be laid out to the greatest extent feasible to achieve the following objectives:

i.
on most suitable soils for subsurface septic disposal (in unsewered areas), provided there is no or minimal conflict with other criteria.





ii.
on the least fertile soils for agricultural uses, and in a manner which maximizes usable area remaining for agricultural use, provided there is no or minimal conflict with other criteria.





iii.
within woodlands contained in the parcel, or along far edges of open fields within adjacent woodlands (to reduce impact upon agriculture to produce summer shade and shelter from winter wind and to enable new construction to be absorbed by natural landscape features).





iv.
avoiding moderate to high value wildlife and waterfowl habitat, moderate to high yield aquifers and natural drainageways.

v.
in locations least likely to block or interrupt scenic views from public roadways.

vi.
in locations minimizing negative impacts upon mature woodlands and forestry, provided there is no or minimal conflict with other criteria.





vii.
in locations where greatest number of units could be designed to take maximum advantage of solar heating opportunities provided there is no or minimal conflict with other criteria (4ai-vi, viii).

viii.
in locations where linkage with nearby open space on other properties is not blocked, and, when possible, where continuous corridors of natural vegetation are protected.

ix.
so that stone rows and treelines are preserved.





x.
so that structures are not placed on top of ridgelines or on slopes exceeding 20%.

xi. so that existing farmhouses and barns are preserved, where feasible.

Perimeter Buffering


A green perimeter strip, not less than twenty (20) feet wide shall be maintained with grass, bushes, flowers, or trees along all lot lines (except for entrance and exit driveways).  Such green strip shall not be built on or paved or used for parking or storage. There shall be no removal of trees over 4 inches in diameter within this buffer.  Vegetation shall be retained in its natural state, although tree planting shall be permitted as a matter of right.

Buffer zones at least 75 feet in width shall be required between residential and agricultural uses, and shall be thickly planted with fast-growing native shrubs and trees.

Refer to 1 pg brochure “Subdivisions: Some Manchester Ordinance Highlights” on topics of access and future subdivision.

Also refer to other requirements in Section I, Subdivisions, in Art.III Site Plan Review, and to any other applicable provisions in this ordinance.

