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Up for
Discussion

 Why?

 Why not seen
here more?

 But is here
already

 How?



WHY?
Resource Protection

 Inadequate attention
to resource protection –
in land development AND
development regulation
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WHY?
Development Quality/Livability

 Bland, monotonous design
of places people will live







WHY?
Development Economics

 Impact on house price with
amount spent on site work
and streets/infrastructure

 Add value …
a profitable approach



Why not seen here more?

 “Pancake City”

 Relatively flat terrain in most of region

 “Flood control” mentality

 Limited – and basic – regulation



“If only we hadn’t built that 

last row of homes in every 

subdivision along our 

bayous, our flooding 

problems would

be much less serious.”

Art Storey
Executive Director

Harris County Flood Control District







Why seen elsewhere more?

 Build-out situations

 Infill on constrained sites

 Obvious resource protection needs
(water supply, hillsides, historic sites)

 Greater ag preservation focus
in some places



Bottom Line

 Reduce development “footprint”

 Minimize disturbance:
- soil
- drainage patterns
- vegetation
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It Doesn’t Have to be This Way …





Protect wetlands Protect tree row

Protect forested area Protect surface drainage

100-foot minimum setbacks along roads

Open space views from every lot



Too many ordinances silent (or quiet)
on resource conservation …





Section 1   Purpose

The zoning regulations and districts as herein 
established have been made in accordance with 
a Comprehensive Plan for the purpose of 
promoting the health, safety, morals, and 
general welfare of the City. They have been 
designed to lessen the congestion in the streets; 
to secure safety from fire, panic and other 
dangers; to provide adequate light and air; to 
prevent the overcrowding of land, to avoid 
undue concentration of population; to facilitate 
the adequate provision of transportation, water, 
sewer, schools, parks and other public 
requirements. They have been made with 
reasonable consideration, among other things,
for the character of the district, and its peculiar 
suitability for the particular uses specified; and 
with a view to conserving the value of buildings 
and encouraging the most appropriate use of 
land throughout the City consistent with a 
Comprehensive Plan.

Zoning 
Ordinance

Comparison 
to Texas Local 

Government 
Code

Chapter 211, 
Municipal 

Zoning 
Authority





Code Shortcomings

 Lack of specificity – what, why, how?

 Lack of flexibility – alternative ways
to achieve compliance

 Lack of incentives – and disincentives



Sec. 8-A   Community Assets

In all subdivisions, due regard
shall be shown for all natural 
features such as trees, 
water­courses, historical spots, 
and similar community assets, 
which, when preserved, will 
add attractiveness and value
to the property. 

Subdivision 

Regulations

SECTION 8:

General 

Requirements 

and Minimum 

Standards of 

Design



STEPS:

 Do layout using
standard lot size
to establish yield

 Prepare alternate 
plan with same
yield but varied 
lot sizes

Lot Size Averaging



OTHER BENEFITS:

 Recover lost
lot yield

 Avoid higher lot and 
home prices

 Address area 
housing needs

 Reduce overall
land consumption 
and sprawl

 Avoid “cookie 
cutter” outcomes

 Promote more 
creative design
– without PUD





 Lots “blanket” 
entire site

 No common
open space

 Lot lines ignore 
natural features

Yield = 18 lots

Conservation Design



 Now 50% 
common
open space

 Lot size range
20K-40K sq ft

Yield = 18 lots
(density neutral)

Conservation Design



 Now 60% 
common
open space

 Density bonus
in return
(24 vs. 18 lots)

 Lot size range 
12K-24K sq ft

Conservation Design



 Now 70% 
common
open space

 Density bonus 
bigger in return
(36 vs. 18 lots)

 Lot size range 
6K-12K sq ft

Site features 
drive design 
rather than
lot size limits

Conservation Design









The Greenways - Amarillo

Neighborhood
School

City Park

Commercial
Reserve

Drainage
Ways





Benefits of
Conservation Developments

 Still absorb some growth in constrained areas

 Designed specifically to protect resources

 Satisfy parkland and drainage set-asides
(i.e., “amenities”) without loss of lot yield

 Built-in buffering

 Reduce urban footprint

 Reduce costs of development and add value

Rearranging development and density
on the landscape



By the
Numbers

Cost Item Conventional Cluster

Lots 142 142

Lot size ½ acre ¼ acre

Open Space Ratio 0% 50%

Runoff System Curb/gutter Street swales

Cost per lot $17,325 $6,259

Street cost $2,008,200 $663,000

Detention ponds $48,000 $0

Stormwater pipe $352,000 $66,000

Berms $0 $10,000

Swales $0 $92,700

Other $0 $43,005

TOTAL $2,460,200 $887,705
Source: US EPA

SOURCE:
U.S. EPA



“A look at the most successful projects 

in any region will reveal that open 

space has not been wasted.  Projects 

that feature open space are projects 

that sell and, at the same time, provide 

environmental amenities and 

opportunities for recreation.”

Land Development

National Association of Home Builders
Summer 1992 







“Planned Development”

 A unique zoning tool that offers an 
alternative to the more rigid regulations
of the standard zoning ordinance

 Promotes flexibility in design

 Allows diversification of uses, structures
and open space

 Allows room for negotiation during review 
process that traditional zoning does not

Texas APA P&Z Commissioner Training



PUD Purpose Statement

The Planned Unit Development (PUD) concept allows 
for developments that …

Use a design that may not necessarily comply with 
the regulations

Provide a superior development outcome and/or 
other features or amenities that offer special benefits

 Increase compatibility and reduce negative impacts

Promote:
- integrated design of mixed uses
- more efficient use of land
- preservation of open space
- innovative and imaginative site planning



 “Show us your plan and

we’ll let you know what we think”

 Make up standards as we go

 Does the City really have a plan?

 Knee-jerk official and neighbor 

reaction to “density”

 Plus – if best path to good design –

often too lengthy, too contentious

(“time is money”)

PUD Reality Too Often …



“Country Living” option within city





Making it Happen

 Annex and zone

 “Unify” ordinances – and build in “PD” flexibility

 Build incentives into ordinances and process –
and disincentives to “cookie cutter” outcomes

 Negotiate development agreements

 Recruit developers and projects

 Educate officials, residents,
development community – and make it visual

 “Design / build”

 Acquire (greenway system, banking/mitigation)



 Build on 
Woodlands model
(28,000 acres)

 20%+ in parks
and green space 

 190 acres in
nature preserve

 5,000 homes

 8.5m sq ft office

 1.2m sq ft retail

 Walkable
town center



www.springwoodsvillage.com















“We need nature
as much in the city
as in the countryside.”

Ian McHarg
Design with Nature


