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Transferable Development Rights (TDR)

Landowners in one area (sending zone)
may sever and sell their development
rights to landowners or developers in
another area (receiving zone).
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Land from which the development rights
are sold is permanently protected while
land where the sold development rights are
applied is enhanced in development value.




Why TDR?

Conventional Zzoningz ofren
Scerls o) be 4\ Prescription
1or°Sprawl/,



Where development pressure may ultimately
prevail, TDR can offer one more tool to
achieve a preferred landscape . . .
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TDRS are established by tegulatibn,
but are draven by thieteal estate market



Other TDR tool benefits

& TDRs can help stretch public dellats — private
matket finance

& I'DRs are a “non-structural’> BMDP for watershed
management

® Mix andimatch with ether tools (Growing Greener,
cifective ag. zoning, conservation easements)

¥ Revenues generated through Act 155 (open space
referendumy)can berapplicd to "D R purchase



Transfer of Development Rights in Pennsylvania
Municipalities with Active TDR Programs
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Farmer severs !I!'lndr?;hl?
development rights (TDRs o
Basic TDR Steps

Farmer sells TDRs

To developer, who uses TDHRs
to concentrate development on
an appropriate site

l l

Development occurs Land permanenthy
. . where and how it is protected, farming
10, - planned to occur operation stays

intact and close to
other farms




Key TDR Implementation Issues

¢ Enable TDR thrtough Zoning Amendment
¢ Determine Sending Area Qualifications

& Determine Calculation of TIDRS

¢ Listablish procedute for Severance of T'DRS

¢ Sct requitement for Petmanent Restriction of
Sendingpatcel(s)

¢ EstablishiReceiving Area Qualifications

¥ Set up) Provisions for Receipt of 1'IDR'S



Douglass Township, Montgomery County
Sample Sending Area Definition

Core Farming
Area

Wooded
Highlands
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West Hempfield Township, Lancaster County

Targeting the sending zones

g T

Green & tan
areas have high
agricultural,
natural, and
scenic resource
values, and are
outside defined
growth areas.



West Bradford Township, Chester County

—

Scenic greenbelt on edge of
National Register historic/district
: saved through IDR severance.
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Can Community Vision focus on
appropriate “Receiving” areas?

. 2P =] * Suburban development at

STONEGATE

lsswizs| - Increased densities?
" * “Neo-Traditional” development

* Special Uses such as retirement
communities or life-care

* Non residential receiving uses




Douglass Township, Montgomery County
Sample Recerving Area Definition

Township is

considering
additional
Douglass Township g rOWt h I n th e
Gilbertsville
I:l Unprotected Low-Density Land with 20 or mare acres
Area

- 0] Space pres




West Hempfield Township, Lancaster County
Receiving Area defined geographically

Yellow, red, and
gray areas inside
defined growth
areas can
support modest
amounts of new
development




Warwick Township, Lancaster County
Non-Residential TDR Receipt

[ ] Parcels
Zoning Districts
Conservation
[ Agriculture (Sending Area)
[ ] Rural Estate
[ | R-1 Residential
R-2 Residential
[] Mixed Use
I Community Commercial
Industrial 1
I Campus Industrial (Receiving Area)

Quarry

Sening Area: 4,147 acres

Receiving Area: 167 acres




Warwick Township, Lancaster County

Program Highlights
through April 2009

= 583 TDRs severed

= 278 TDRs transferred

" Warwick cooperates with
County Ag. Preserve Board &

Lancaster Farmland Trust.
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== " 2,528 total acres have been preserved

" 1,184 acres preserved through TDRs



Warwick Township Development Receiving TDRs

Campus Industrial development

141 TDRs
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Additional AnnualiSchool I'ax Revenues, = $544,000.00



The end result.......

TDRs have preserved . . .
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Hereford Township, Berks County
Multi-Faceted TDR Program

¢ Sending areas comprise AP and RC zoning districts
¢ One TDR per 2 ac. AP, 4 ac. RC

¢ Single-family residential receipt in RC
¢ Mixed-use teceipt in MU district at highway junction

Programni
Opbjectives:
_ 1) preserve
T
e Ttarmiland.
o e

o e TR D) IDreserve
= e BSSSWatersheds
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Hereford Township, Berks County
Mixed-Use Receipt of TDRs

4 More than single principal use
requires 1 TDR per use

¢ TDRs also allow increased floor
area, impetvious coverage and
height; 1 TDR = 4,000 sf

¢ TDRs afford density increases for
multi-family and CCRC




Honey Brook Township, Chester County

& * A New TDR Model

-
—_



Honey Brook Township Zoning

RC - Resource Conservation
A - Agricultural
. C - Commercial
| - Industrial
FR - Farm Residential
R - Residential
MR - Mixed Residential

Agizone 1s sending atea

A'N Dl everlay isikey
teceiving ated, with
bothresidential and
nonsresidentialireceipt




Rocklyn Station New Town:
Combination of TDR and Traditional
Neighborhood Development (I'ND) tools

¢ Implemented through TIND Overlay & Official Map;

¢ Developer incentives linked to form-based zoning;

¢ TDR putrchase required;

¢ Enhances development quality, insutes compatible character;
& Establishes a clear process fot successtul eutcomes.




TDR Program Status - October, 2006
Honey Brook Township

T Poicel #2221
11 TDR's racaived

Paeced # 22-4-45
28 TDORs cedlified
okl afl i 0 TORs transtamad
certified i
0 TORs transfarred ',
\

Faronl # 22-4-35
47 TORs certitied
11 TORs transferned

Parcel # 22-4-50.1
- 14 TDRs cadilied
13 TDRs transfarred

Parcel # 22447
24 TORs ceified
5 TORs transferred
L Parcel # 22.7-60,2
34 TDRs carifed
0 TORe transharred

Farcal @ 23-T-61
10 TDR certfied
O TDRs transfermad

Parcal § 22-8-8
44 TDR's cerifed
0 TDRs transfered

'f'-i—" MAidiiiiig.:

5
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Parce| 0 22-8-68 |
18 TORS recered

/

| Parcel £ 22.10-44.2
| 22 TORs carbtied

Parcel # 22.10.8 7 O TDRs transferred

48 TORs certified

0 TOR= tranafered




Douglass Township, Montgomery County
Possible TDR Scenario

R-3 Recelving Area and Farmland Sending Area

1020 Acres
Preserved
through TDRs!

pouglass Township

‘j l:lanrot(-a('teL"i Low-C or more acres Ot h er
S Preservation
Efforts Continue

New Developmént
In R3 Area




Douglass Township, Montgomery County
Possible TDR Scenario

M1 Receiving Area and Gilbertsville Greenbelt Sending Area

Other
Preservation
Efforts Continue

370 Acres
Preserved
through TDRs!

New Development
iIn M1 Area




Douglass Township, Montgomery County
Possible TDR Scenario

R-1A Receiving Area and Wooded Highlands Sending Area

530 Acres
Preserved
through TDRs!

Douglass Township

Unprotected Low-Density Land with 20 or more acres

New Development
In R-1A Area

Other
Preservation
Efforts Continue




Douglass Township, Montgomery County
Potential TDR Success!

¢ Could preserve nearly
2,000 acres

¢ Farmland, woodlands,
and greenbelt could be
preserved

¢ Growth in Gilbertsville
Atea




Success Factor: Extra Density Only By TDR

TDR often fails if developers can
exceed base density:

¢ By using non-TDR procedures like
clustering

¢ By providing on-site amenities

¢ By requesting and teceiving te-
zonings without TIDR

I contrast:

¢ Some T'IDR Ordimances only allow
extra density with TDR

& Some offer significantly more density
via TDR than with other
development options




TDR: Potential Land Trust Roles

Lorman Educational Services
TRADITIONAL NEIGHBORHOOD DEVELOPMENT

JOHN D. SNOOK
BRANDYWINE CONSERVANCY
jsnook@brandywine.org

Farms cost 50.06 in services for every §1.00 in revenue.
Houses cost $1.07 in services for avery 51.00 in revenue.

Governor’s Center for It only makes good sense,
Local Government Services
VOTE YES on QUESTION 11
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TDR: Potential Land Trust Roles

Land Trust prepared
Implementing ordinance
and documentation for
municipality

Scenic greenbelt on edge of
National Register historic district
—~ saved through TDRseverance.

Land Trust accepted
conservation easement as

means to secure permanent Density doublediin Receiving
. . Area defined: by availability,
preservation of sending parcels P TIreotrTe,

eand ISt as rescryvaton artner:



TDR: Potential IL.and Trust Roles







T'DR Implementation

Some Multi-Municipal Ramifications

& Similar Intetnal Ordinance Set-Up
¢ Inter-Municipal Agreement for TIDR Transfer

¢ Provision for Receipt of TIDRS seveted in
other municipalities

¢ Potential special ot favored Sending &
Recewving Area Qualifications

¢ Potential Density Multipliets torAdjust tox:
vatying TFIDRvalues

¥ Compatible Plan'Submittal IPfocedutes
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