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Introduction

The goals of hillside and ridge top regulations should support aesthetically pleasing development while increasing safety from possible geological events that may occur on mountainous terrain. Hillside regulations must protect slopes from the harm that may occur because of development as well. Hillside and ridge top development is a product of a city’s unique vision, balancing the motivation for economic growth with the desire to preserve open space and scenic views. Each city must decide for itself, in a collective, democratic fashion, which values to weigh most heavily, and the ways to enforce and encourage local development that is considered appropriate by the citizens and leaders of the community. 

A brief overview of the Asheville region’s hillside policy is included in the report, along with hillside ordinances and guidelines for eight regions.  Some of these regions are experiencing incredible growth, putting more pressure on mountainous areas for building, while others are experiencing less development pressure and can more easily preserve views and open land. In each of these regions, thorough ordinances and guidelines have been drafted to ensure there is minimal confusion concerning building requirements for hillside and ridge top terrain. Although good development policy is explicit and easy to interpret, policy should also be flexible enough to allow developers a choice of acceptable options. It is hoped the finer points of each of these examples serves as an inspiration for Asheville’s future hillside and ridge top regulations.
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Current Asheville Hillside and Ridge Regulations

Ordinances

The purpose of the current hillside development ordinance is to “preserve the City of Asheville’s unique visual character, conserve the public health, safety, and general welfare, and promote environmentally sound design and planning.” General goals are set forth in the ordinance to encourage innovative site and building design, preserve natural landscapes, discourage grading, and encourage sensitive roadway design. 

Hillside area regulations apply to any lot, parcel or tract of land that meets the following requirements:

· Within any zoning district, transition overlay district, or PUD overlay district.

· Has an average slope of 15 percent or greater.

· Has an elevation of 2,220 feet above mean sea level or greater.

· Where a development is proposed which would require Level I, II, or III site plan review.

Developments that fall under the previously stated criteria are subject to regulation with regard to permitted density and extent of grading on the site. A hillside grading and density graph is provided in Asheville’s ordinance indicating maximum percent of the site allowed to be graded, as well as maximum density per residential zoning designation.

The hillside area review process requires the following information from the developer:

· A site plan with percent of site to be graded.

· Average natural slope calculations.

· A grading and density graph.

· Other information as requested by the planning and development director. 

Asheville’s hillside ordinance states a general series of goals that lacks specific guidelines for site and building design, roadways, lighting, and viewshed maps. The lack of specific development guidelines creates the potential for inconstancy in the visual and functional aspects of Asheville’s hillside development.

Asheville’s Comprehensive Plan

In Asheville’s City Development Plan 2025, goals and strategies are set forth calling for the protection of scenic views and vistas. 

“Strategy 3: Continue to protect steep slopes through enhancement of the hillside development regulations and technical standards for development on steep slopes.

Strategy 4: Develop specific regulations addressing ridgetop development and land clearing to preserve scenic views and vistas.”

Also included in Asheville’s Plan are ideas for:

· A landscaping guide for developers.

· Regulations concerning native vegetation.

· The creation of a comprehensive conservation map for the city.

· Statutory authority for transfer development rights to provide opportunities for flexible conservation.

Although the strategies stated above are not specifically designated for hillside areas, they can all be used in the future to preserve the scenic quality of Asheville’s hillsides. Though Asheville’s City Development Plan 2025 begins the process of protecting hillside areas from inappropriate development, revised ordinances and development guidelines will give teeth to Asheville’s goals for the future.

County and State Regulations

Buncombe County sets the following standards for hillside parcels:

· They are located within the jurisdiction of Buncombe County, exclusive of municipalities and their jurisdictions.

· They are defined by section 70-5 as a minor or major subdivision.

· They have an average slope of its natural terrain of 15 percent or greater.

Density limits are imposed on developments according to average slope for a site using a density graph.  Requirements for hillside development include a site plan, average natural slope calculations, a density graph, and any other information required by the planning director. No other specific guidelines for hillside development appear in the county ordinance. 

The North Carolina Mountain Ridge Protection Act of 1983, enacted after a public outcry concerning a high rise resort on Sugar Top Mountain in Avery County, protects ridges at or above 3,000 feet elevation, or ridges that are 500 feet or above an adjacent valley floor. In these areas, building heights are limited to 40 feet. No building can protrude above the crest of a ridge by more than 35 feet. 

The City of Asheville amended the state requirement and designated mountain ridges as simply ridges whose elevation is 500 or more feet above an adjacent valley floor. Structures that do not apply to this regulation include water, radio, telephone and television towers, minor vertical projections such as chimneys and flagpoles, and buildings designated as National Historic Sites.

Hillside Regulations of Various Cities

Los Gatos, California

The Town of Los Gatos (www.losgatosca.gov) has adopted a comprehensive 74 page development manual, “Hillside Development Standards and Guidelines”, to guide hillside development in the city. A suburb of San Jose next to the Santa Cruz Mountains, Los Gatos’ hillside standards include numerous illustrations and photographs of preferred designs. A schematic of the site review process is also presented in an easy to read manner, while a map showing all areas with Hillside and Resource Conservation zoning makes hillside areas easy to identify for homeowners, builders, designers and public officials. 

Prior to selecting a building site, a constraint analysis is required for all developments in hillside zones. A “Least Restrictive Development Area” is subsequently identified as appropriate for building. Elements taken into consideration when determining this area include:

· Topography

· Vegetation

· Drainage and riparian corridors

· Septic systems

· Visibility from off site

· Solar orientation

· Ridgelines

Los Gatos doesn’t allow structures to project above the physical ridgeline as seen from any viewing angle. Maximum cut and fills are identified by site elements, with illustrations explaining good and bad building design on a slope.  Manufactured slopes are to appear natural with varied contours and vegetation, avoiding sharp angles. The planting of native plants along manufactured slopes is also recommended to reduce runoff. Driveway entrances require gates to be set back a minimum of 25 feet from the right of way to allow for vehicles to pull off the road while waiting to enter. 

Architectural design guidelines are also included in Los Gatos’ hillside regulations. Some of these include:

· Energy conservation and water saving techniques.

· Homes 3,500 sq ft. and over should incorporate green building strategies and materials.

· Homes should be designed to take advantage of passive solar heating, natural cooling and lighting.

· Use of natural building materials to blend in with surrounding nature.

· Smaller roof components so structure appears less intrusive.

· The maximum height of a buildings tallest elevation has to be less than 35 feet. 

· Avoiding architectural styles that are inherently viewed as “massive and bulky”.

· Stepping the building foundation with the natural slope.
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Site elements are also included in the Los Gatos regulations. The use of solid fences are to be minimized to allow for the movement of wildlife, while other site element provisions include:

· Retaining walls that blend with natural topography.

· Plantings near retaining walls.

· Minimum lighting needed for pedestrian safety.
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Lighting for decorative purposes is prohibited.

· Large areas of formal landscaping are prohibited.

· Grading should be avoided in areas where the slope is greater than 25 percent.

· Drainage channels should receive a naturalizing treatment including native rock and landscaping.

A glossary, recommendation for native plants, and green building strategies are included in the appendix of the development guidelines. Architecture and site approval is required

for all new construction in designated hillside areas. It is recommended that developers discuss their ideas with staff before any plans are drawn
.

Los Gatos’ ordinance includes a “Hillside Residential District” allowing for limited residential development contingent on slope: 

The Hillside Residential designation provides for very low density, rural type, large lot or cluster, single-family residential development, and compatible with the unique mountainous terrain and its vegetation
.

The Hillside Residential (HR) district zones are categorized into the following 4 density ranges: 

1. HR-1 (1 to 5 acres for each dwelling unit) 

2. HR-2 1/2 (2 1/2 to 10 acres for each dwelling unit) 

3. HR-5 (5 to 40 acres for each dwelling unit) 

4. HR-20 (20 to 160 acres for each dwelling unit)
 

Los Gatos’ “Hillside Specific Plan”
 analysis specific hillside areas in the city and recommends development standards for these sub-areas. The Specific Plan also states a plethora of technical requirements that reinforce the guidelines set forth in the “Hillside Development Standards and Guidelines” handbook. The design guidelines and ordinances support each other to ensure hillside development in Los Gatos occurs in a predictable, aesthetically pleasing manner. 

Greeley, Colorado

The city of Greeley, Colorado (www.ci.greeley.co.us) establishes minimum lot sizes for hillside areas of 2 times the zoning district requirement for slopes between 15 and 25 percent.  Though Greeley’s hillside ordinance is not as comprehensive as Los Gatos’, the illustrations and requirements include: 

· Cuts and fills are prohibited in areas with slopes greater than 25 percent. On lesser slopes, no more than 75 percent of the lot can be disturbed through cut and fill

· Buildings are to be sited so landforms serve as backdrops rather than the sky.

· Retaining walls cannot be greater than 6 feet above final grade. 

Height standards include:
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· The maximum height of a proposed building cannot exceed the mid-point of the tallest building on the adjacent uphill lot. 
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The maximum height of a building on a lot with no adjacent uphill structure will be established in the Zoning District where the lot is located.

Greeley’s Comprehensive Plan states, “Key areas include regulations for hillside development, areas of ecological significance, erosion control and flood plain/storm water management. The Hillside Development standards apply to areas where natural slope exceeds 15% and include standards for grading, building sitting, building height, architecture, landscaping and streets and driveways. The intent of these standards is to design development to work with the land, rather than alter the land to accommodate the development.”
 
Architecture requirements are briefly touched on, with the requirement that structures and exterior finishes should be compatible with natural surroundings. Rooflines should also be broken into smaller components to reflect hillside patterns. Landscaping requirements are included in the ordinance to help blend buildings into the natural setting.  Streets are also required to follow existing contours with a maximum grade of 5 percent
.

Monterey County, California 

The vision statements of many cities in Monterey County (http://www.co.monterey.ca.us) reflect the importance of preserving the natural beauty of the area.  A goal for Big Sur Coast is:

To preserve for posterity the incomparable beauty of the Big Sur country, its special cultural and natural resources, its landforms and seascapes and inspirational vistas. To this end, all development must harmonize with and be subordinante to the wild and natural character of the land.

Each of the eight planning areas in Monterey County have designated important viewsheds pertaining to hillside regulations. A countywide viewshed map has subsequently been created. Development projects within the scenic resource areas are required to “protect mountain, ocean, and coastal views from public areas”. Projects in these resource areas are subject to a site specific visual impact study. The viewshed map, which will be included in the revised Monterey County General Plan and be used as the basis for hillside regulations, is based on terrain and does not take vegetation into account.  The classifications used for the Monterey viewshed map are:
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· Critical Viewshed

· Highly Sensitive Areas

· Sensitive Areas

· Viewshed

· View Areas
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According to the county’s General Plan, “the standard to be used in determining impacts to visual resource areas is whether any portion of the proposed development is visible from the scenic highway, or major public viewing areas, as identified in the critical viewshed” The concept of a comprehensive viewshed map designed under objective criteria holds potential for communities wishing to simplify development guidelines.

Current hillside ordinances in Monterey County are general, with statements simply calling for the avoidance of a “substantially adverse visual impact” from common public viewing areas.  Proposed updates to the county’s General Plan include ridgeline development goals that clearly define a “significant adverse visual impact” and “common public viewing area”. Development restrictions are also proposed for slopes over 25 percent, while new ordinances proposed are:

· Address erosion control, soil types, mitigation and drainage.

· Clarify requirements for geotechnical and geological reports including erosion and bank protection.

· Address unique circumstances on existing lots that would make development impossible except by a use permit.

A voluntary Transfer of Development Credits (TDC) is also proposed countywide to direct development away from conservation areas. Development will be reallocated to more appropriate sites through private investment.  The TDC ordinance is based, in part, on two premises:

· The California Coastal Act of 1976 places great stress on resolving land use and environmental protection problems at the local government level rather than having specific solutions imposed by the state regulatory agency.
· Based on extensive studies, all levels of government concur in the view that Big Sur is an area of national significance whose resources would be threatened by the cumulative impact of development absent an effective regulatory program.

Regional cooperation, along with a state mandate to resolve land use issues locally has led to effective solutions in preserving hillside and ridge top views in Monterey County. 
Claremont, California

Claremont’s (http://www.ci.claremont.ca.us/) hillside ordinance is a success story. 90 percent of the total hillside area (2,600 acres) in the Claremont area is to remain open space
. This was accomplished mainly through tying the intensity of development to the steepness of the terrain and accessibility to infrastructure. Also instrumental in preserving open hillside land are transfer development rights, allowing for development credits to be transferred from a hillside parcel to flatter, residential cluster sites. Once a hillside parcel has all of its credits transferred away, the owner enters into a legally binding agreement to keep the hillside land permanently undeveloped.  
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According to Claremont’s ordinance, a development credit is a potential entitlement to construct one dwelling in a designated cluster area that can only be used when the credit has been transferred to a receiving parcel. The development credit system, which was implemented in 1990, was unused for its first 10 years due to investor uncertainty as well as undetermined values for established development credits
.  Transfer development rights go a step beyond zoning for open space because future city councils could change zoning designations in the future
.
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A special hillside district has been created in Claremont’s zoning ordinance. Minimum lot area by slope intensity, general design criteria that call for conformity to the General Plan, natural designs for streets, and grading requirements are included in the ordinance. According to Claremont’s ordinance, no cut or fill slopes can exceed 30 feet vertical height, or four hundred feet horizontal length except where such cut and fills result in a natural appearance and do not create geological or erosion hazards. 

In 2003, The San Gabriel and Lower Los Angeles Rivers and Mountains Conservancy awarded the City of Claremont $1,073,000 to purchase 240 acres of hillside open space property adjacent to the Claremont Hills Wilderness Park.
 The purchasing of land by the city, in combination with transfer development rights assists Claremont in preserving much of the open space in hillside areas.

Claremont also curtailed hillside development by not providing sewer service to property outside of the city. Much of the hillside land around Claremont was in unincorporated areas, however, the city subsequently annexed hillside land to reinforce its development regulations over a greater area. 

Telluride, Colorado

Tulluride’s (http://www.town.telluride.co.us) hillside zoning ordinance is unique in that there are 3 hillside zoning designations; Hillside Transitional, Hillside Developing One, Hillside Developing Two. Each of these zoning districts imposes progressively stricter regulations on the intensity of hillside development.

Table 1: Hillside Zoning Comparisons

	 
	Hillside Transitional
(HT) 
	Hillside Developing One
(HD-1) 
	Hillside Developing Two
(HD-2) 

	Minimum Lot Area 
	2,500 s.f. 
	5,000 s.f. 
	10,000 s.f 

	Maximum Density 
	2,500 s.f./d.u., unless designated as affordable housing 
	5,000 s.f./d.u., unless designated as affordable housing 
	10,000 s.f./d.u. 

	Minimum Lot Width 
	25 feet 
	No limitation 
	50 feet 

	Minimum Lot Frontage 
	25 feet 
	25 feet 
	50 feet 

	Minimum Front Yard 
	15 feet* 
	15 feet* 
	15 feet* 

	Minimum Side Yard 
	3 feet* 
	3 feet 
	3 feet 

	Minimum Rear Yard 
	15 feet* 
	15 feet* 
	15 feet* 

	Minimum Yards For Corner Lots 
	Not applicable 
	Not applicable 
	Not applicable 

	Maximum Floor Area 
	See Section 3-201 C.8 
	5,000 s.f. if lot size is 5,000 s.f or greater; 1,200 s.f. if lot size is less than 5,000 s.f. 
	No limitation; see Section 

3-203 C.9 for maximum building volume limitation 

	Maximum Site Coverage 
	See Section 3-201 C.11 
	40% 
	40%; 50% when all parking is covered 

	Minimum Roof Pitch 
	1:4* 
	1:4* 
	No limitation 

	Maximum Height -
Principal Buildings

Secondary/Accessory Buildings 
	25 feet
16 feet
30'/20' to highest ridge 
	25 feet
16 feet 
	31 feet
16 feet 


The Hillside Transitional Zone District (HT) is to “allow hillside land located adjacent to established residential areas of Town to be used for residential purposes and accessory uses. Development in the HT Zone District is expected to be mostly in-fill of new residential units among existing units and renovation of existing units
. 
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The Hillside Developing One Zone District (HD-1) is “to allow hillside land that is largely undeveloped to be used for residential purposes and accessory uses. Master planning is required for the entire zone district to locate residential units, access, and utilities with sensitivity to site conditions, open space and visual resources on and off the property in this area, through the planned unit development review process. Less site coverage, clustering of units, low visibility, minimal impact on terrain and reduced densities are encouraged13.”

The Hillside Developing Two Zone District (HD-2) is “to allow undeveloped hillside land to be used for residential and accessory purposes while preserving and enhancing the outstanding scenic vistas, open spaces, and foot trail corridors which characterize the hillside areas. Residential units, roads and utilities shall be located with extreme sensitivity to site conditions and to protection of visual and aesthetic resources within the district13.”

Telluride has also incorporated hillside design guidelines to work in conjunction with hillside zoning codes. Building orientation to maximize scenic views, appropriate materials for cut and fill support, appropriate vegetation recommendations, and building mass/scale/form recommendations are all included in the design guidelines
. Geological hazards are an issue in Telluride, requiring designs that mitigate these conditions.

In Section 3-203 of the Hillside Developing Two Zone District, density bonuses are offered of up to 40 percent of allowable dwelling unit density on lots 30,000 sq ft or greater. Density bonuses will be awarded if three out of the eight following items are met:

· Buildings are clustered or otherwise located or screened to minimize visual impact.

· Road length is minimized and roads are located away from identified geologic hazards.

· Buildings are located outside of identified geologic hazard areas.

· All required parking is clustered or provided off-site in common parking areas.

· Parking is substantially covered or screened from view.

· One or more designated employee dwelling units or affordable housing units will be provided as an integral part of development plans.

· Owners of 2 or more properties not under substantially the same control present a joint application providing for common development of their properties.

· Dwelling units are primarily subterranean units that appear to blend into hillsides
.

Bonus dwelling units can be a maximum of 25,000 cubic feet. Also, building volume may be increased by 5,000 cubic feet for each designated employee dwelling unit or affordable housing unit provided as part of a PUD plan.

A Green Building Code Checklist, though not specifically for hillsides, requires developers to earn a certain amount of points to obtain a building permit. Energy and material efficiency, indoor air quality, building orientation, and even rainwater harvesting are options under the “green checklist”. 

Pasadena, California


Pasadena’s (http://www.ci.pasadena.ca.us/) hillside ordinance is a combination of visual guides and detailed written requirements. Hillside regulations apply to slopes steeper than 20 percent. In addition to a general application, a hillside development permit requires a geotechnical report that proposes mitigation measures for soils or geological problems, and a constraint analysis that identifies sensitive environmental resources. 

Hillside design guidelines include:

· Environmentally sensitive terrain alteration that follows ridgelines. 

· Street layouts that follows natural contours of the terrain.

· Sitting structures in the least visually prominent locations.

· Architectural designs

· Buildings should compliment character of hillsides

· Scale of new buildings should be compatible with existing structures

· Single story elements, setbacks, overhangs, roof pitches, and landscaping should be used to minimize impact of exterior wall surfaces.

· Roofs should be fragmented to avoid a monotonous appearance while following the angle of the slope. 

· Support structures below the lowest floor on the downhill side of the house should be enclosed
.

Structures cannot be situated so they appear silhouetted against the sky. There also has to be a vertical separation of at least 50 feet between the top of the structure and the top of a ridge.  If no other location is available, the structure cannot stand greater than 16 feet above the highest point on the hilltop.

No single building wall on the downhill side of a house an exceed 15 feet in height above grade. Additional walls must be stepped back every 15 feet with a minimum step back of at least 10 feet.

The “Hillside Development Overlay Districts” in Pasadena (HD, HD-1, HD-SR) are thorough ordinances that include the following sections:

· 17.48.010 Purpose
· 17.48.020 Applicability
· 17.48.030 Permit requirements
· 17.48.040 Hillside subdivision standards
· 17.48.050 Development standards
· 17.48.060 Building design standards
· 17.48.070 Site development standards
· 17.48.080 Hillside development permit

Tables and illustrations are used extensively in the ordinances, such as this example for density coefficients for base zoning areas:

Table 2: Density Reduction Table for Hillside Areas

	Average Slope
	Density Reduction Factor

	0% to 15%
	1.0

	More than 15%, up to 20%
	0.9

	More than 20%, up to 25%
	0.8

	More than 25%, up to 30%
	0.7

	More than 30%, up to 35%
	0.6

	More than 35%, up to 40%
	0.5

	More than 40%, up to 50%
	0.4

	Greater than 50%
	See Subsection B.


Specific descriptive guidelines are included in the ordinances as well, such as the following:

17.48.070 - Tree Removal and Replacement. For each native tree or shrub larger than four-inch caliper that is removed, a 15-gallon replacement tree shall be planted on the site. For trees in excess of eight-inch caliper, the replacement tree shall be 24-inch box or larger, or a combination of sizes to be approved by the zoning administrator. The use of native oaks is encouraged. In addition to these requirements, all requirements of the city’s Tree Protection Ordinance shall be met.18
Specific requirements with intuitive tables and illustrations in Pasadena’s hillside ordinance can reduce developer uncertainty while preserving the scenic quality of hillsides and ridgetops. 

Los Angeles County


Complimenting Pasadena’s and Claremont’s hillside ordinances is the Los Angeles County Hillside Design Guidelines manual. A major concentration of the Los Angeles manual is site design. Issues covered are:

· Preserved streams and open space.

· Varying pad elevations.

· Employing cul-de-sacs where appropriate.

· Roadway design following existing contours.

· Staggering lots to promote views.

· Preservation of existing trees.

· Slopes greater than 10 feet in height must an have irrigation system that will allow establishment and maintenance of landscaping materials

An extensive shrub and tree list is included in the manual, with a checklist indicating which plants are native to appropriate zones, drought/fire resistance, and if the plant facilitates slope retention or erosion control.

The Los Angeles County code has provisions for hillside and ridgetop protection, with county wide setbacks, height limits, and building requirements  where structures must have a vertical distance of 50 feet below a significant ridgeline.

Scottsdale, Arizona

Scottsdale’s Environmentally Sensitive Land Ordinance (ESLO) is an overlay district that allows special modifications to existing zoning designations throughout desert and mountain areas. The ESLO applies to lower desert landforms, upper desert landforms, and hillside landforms for slopes over 15 percent. The amount of open space required in ESLO districts is determined by intensity of slope
. 

Table 3: Density allowed by slope

	Hillside Slope
	Density Allowed

	Less than 25%
	1 home per 5 acres

	25%-35%
	1 home per 20 acres

	Greater than 35%
	1 home per 40 acres


The goals of ESLO are clearly defined at the beginning of the ordinance; to encourage environmental protection, encourage development that blends with character of the desert setting, protect the public from hazards of the desert, and minimize cost to build and maintain public infrastructure. It is important to note that ESLO wasn’t lifted from another city’s ordinance, but rather custom made to fit the unique needs of Scottsdale. 

ESLO provides incentives, such as density bonuses, in exchange for setting aside conservation areas and vegetating old land scars. Density transfer is allowed for, where development is moved off of conservation areas and into less sensitive areas at higher densities. Clustering is an option as well, where parcels are moved to less sensitive areas in order to preserve natural features of the site. Vegetation bonuses allow for minimum parcel sizes to be reduced by 2 sq. ft. for every 1 sq. ft. of re-vegetated open space that is preserved.


For other hillside areas that are to remain as permanent open space, the Hillside Conservation Area zoning district has been designated. No grading, filling, or clearing of land is allowed in this area. The slope of a property and the landform in which the site is located is used to determine the amount of Natural Area Open Space (NAOS) required for a parcel. The following are NAOS requirements based on slope and landform.

Table 4: Open Space Requirements According to Slope and Landform as
 Percentage of Total Property Area

	Land Slope
	Lower Desert
	Upper Desert
	Hillside

	0-2%
	20%
	25%
	50%

	2%-5%
	25%
	25%
	50%

	5%-10%
	30%
	35%
	50%

	10%-15%
	30%
	45%
	50%

	15%-25%
	30%
	45%
	65%

	Over 25%
	30%
	45%
	80%


Design guidelines are set forth for hillside areas such as circulation and parking design, outdoor lighting, driveway sizes, and proper placement of open space requirements.

A conservation area land map is included in the development guidelines. The map is divided into districts and shows ridgelines, contour elevations, and desert/hillside areas where the ESLO regulations apply.

In all, 9,000 acres of the Sonoran Desert have been preserved as open space around Scottsdale through ESLO regulations. 

Pittsburgh, Pennsylvania

Since most of Pittsburgh’s residential development is on hillside land, the city has a special interest in regulating development in these areas. 11 percent of the area of the city consists of slopes of 25 percent or greater. In 1999 Pittsburgh designated a special Hillside Zoning District (the “H” District) for hillside areas. The H district was intended to:

· Promote environmental preservation and fiscal responsibility

· Allow reasonable use and development of property zoned “H”

· Apply in areas that are not suitable for intensive development because of the presence of environmental or scenic resources and because of the difficulty of providing essential public facilities and services in an efficient and cost-effective manner.

The H district originally allowed for single-family detached dwellings with a minimum lot size of 30,000 sq ft., but the city found that 90 percent of the existing lots in the H district did not meet this requirement. Minimum lot sizes in the “H” district were subsequently reduced to 3,200 sq ft. 

In the Hillside District ordinance, 11 guidelines are set forth along with specific policies for each. Technical requirements include:

Table 5: Technical Requirements for Hillside Development - Pittsburgh

	Site Development Standard
	H District

	Minimum Lot Size
	3,200 s.f.

	Minimum Front Setback
	0 ft

	Minimum Rear Setback
	30 ft

	Minimum Exterior Sideyard Setback
	5 ft

	Minimum Interior Sideyard Setback
	5 ft

	Maximum Height
	40 ft. (not to exceed 3 stories)


In 2005, the Pittsburgh Planning Commission proposed a “steep slope” designation which would regulate development on property with a grade of 25 percent or greater. In this zoning designation, minimum lot sizes would be increased to 4,000 sq. ft., row-style houses would be prohibited, and no more than 30 percent of a hillside lot could be disturbed. Any development on slopes greater than 40 percent would be subject to the approval of the planning commission and City Council.
 

The View Protection Overlay District (VP-O) also protects scenic views in Pittsburgh.  City Council determined the boundaries of scenic corridors, incorporating them into the View Protection Overlay District Zoning Map. VP-O district policy includes:

· Limitations on height, size and bulk of a structure

· Preservation of natural vegetation

· Protection of viewing place through the maintenance of yards and other open space

· Protection of scenic entryways

The hillside development issues Pittsburgh is encountering are similar to Asheville’s. Coupled with development pressure is the necessity to preserve Pittsburgh’s scenic hillsides, the topographic features that the city is known for. Urban development has adapted to Pittsburgh’s topography, often times with structures being built on the ridge top and base of a hill, with the slope, or middle portion, being left undeveloped due to geological or infrastructure constraints.  Although Pittsburgh’s “H” and “VP-O” districts are relatively new, it will be interesting to note how the combination of these districts will affect city development in the future.
Recommendations

Cities that have successfully regulated hillside and ridgetop development have written clear, comprehensive zoning ordinances and guidelines that succinctly state the preferred form and function of hillside structures. Cities successful at directing appropriate hillside growth have also accommodated private development through incentives and Transfer Development Rights. Formulating a set of concise goals is the beginning of the process. Los Gatos’ hillside guidelines is a visual statement that is easy to read, thorough, and leaves very few questions about what is recommended on hillsides and ridgetops. The goals of Los Gatos’ guidelines are to “achieve design excellence, foster sustainable development and preserve the natural environment consistent with the Town’s vision for its hillsides.” 

In a paper by Robert B. Olshansky entitled "Planning for Hillside Development
", Mr. Olshansky urges communities, when considering hillside development, to consider issues such as housing requirements, emphasis on the visual or functional aspects of hillsides, wider roads for safety versus narrow roads to minimize slope disturbance, and native vegetation versus irrigated landscaping for fire safety. Additional questions must also be considered on a case-by-case basis.

Due to Asheville’s proximity to the Smokey Mountains, its substantial tourist economy, and the city’s commitment to appropriate hillside development in the Asheville City Development Plan 2025, it is important that Asheville revise its hillside ordinances and design guidelines to reflect the weight the city and its people place on Asheville’s natural beauty.  The following general recommendations offer a starting point to bring Asheville’s hillside regulations up to the level of the cities previously mentioned in this paper:

· Coordination of city and county hillside ordinances. Since most of the scenic hillside views in the area are outside Asheville’s jurisdiction, it is recommended the city and county work together in drafting a revised hillside policy. For example, Monterey County’s General Plan promotes thorough hillside regulations, further enforcing the power of cities to protect viewsheds and create a coherent visual statement for the region. Policy formulated by the city can be rendered ineffective if builders can simply cross over to another jurisdiction with less stringent hillside standards.

· Revise hillside ordinances in a unique fashion. More specific guidelines, illustrations, and tables indicating set backs, density, grading requirements, and minimum lot sizes are recommended. New requirements should take into account Asheville’s unique character. The Hillside Grading and Density Graph is an effective way of determining density requirements, but an additional reference table would be more intuitive. 
A more concise list of objectives in Asheville’s ordinance can increase their power. Asheville’s current objectives for hillside development might be more effective as design guidelines rather than a series of general statements.
· Complimentary Design Guideline Handbook.  This handbook should reinforce the hillside ordinance policy and should include clear illustrations and photographs of preferred development patterns. Guidelines that can be considered are:
· Road/Driveway requirements

· Lighting

· Viewsheds for Gateway Communities

· Landscaping

· Architecture

· Site Design

· Creation of a hillside district or overlay zone. An effective tool used by Telluride, Scottsdale and Pasadena, a special hillside district or overlay zone would reinforce the concept of hillsides requiring inherently different development standards in contrast to other areas. Zoning districts might include degrees of development density as per slope intensity, or as per special geographic regions as with the case of Scottsdale’s hillside ordinance. A hillside overlay district would preserve uses allowed by the underlying zoning district but limit the height, size or bulk of a structure to protect viewsheds.
· Creation of a viewshed and hillside/ridgetop area map.  These maps would display where scenic views are located, which hillsides and ridges are to remain in their natural state, and where hillside regulations are in effect. The maps would be included in the design guidelines and ordinance policy. Scenic roads might also be incorporated. The maps should also designate important gateway community vistas, indicating scenic backdrops travelers encounter while entering the Asheville Central Business District.  The goal of a comprehensive hillside map is to discourage piecemeal regulations and give consistency and legal standing to ordinances that are implemented in the future. 
· Implement Green Building Incentives and Transfer Development Rights. Green Building Incentives can encourage developers to build more environmentally sensitive structures in exchange for expedited permit reviews or fee waivers. Transfer Development Rights (TDR) can be an effective method of controlling hillside development while increasing density in more appropriate locations, such as Asheville’s CBD. TDR also allows for private financial return on preserved open land, allowing the city to avoid land-taking expenditures. 
It is important for the zoning ordinance, developer guidelines, and comprehensive plan to re-enforce each other with a consistent message for hillside and ridgetop development. Through more comprehensive standards, Asheville’s many scenic views can be preserved for future generations while still allowing housing needs to be met in the area.

Illustrations

The following illustrations are taken from the Los Gatos’ Hillside Development Standards and Guidelines Manual (http://www.losgatosca.gov/services/7g.html)  
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Hillside Ordinance and Guideline References by City

· Los Gatos, California

· http://www.losgatosca.gov/services/7g.html  

· http://www.losgatosca.gov/downloads/II-ConstraintsAnalysisandSiteSelection.pdf
· http://www.losgatosca.gov/government/12a.htm
· Greeley, Colorado

· http://www.ci.greeley.co.us/2/OrgPages/49/18-50Hillside.pdf
· http://www.ci.greeley.co.us/2/OrgPages/49/Chapter_5-Environment.pdf
· Monterey County, California

· http://www.co.monterey.ca.us/gpu/Reports/eir_0204/exhibit5122.pdf
· http://www.co.monterey.ca.us/gpu/Reports/eir_0204/eir_5_12visualresources0204.pdf
· Claremont, California

· http://www.ci.claremont.ca.us/landuse.cfm
· http://www.cbaplanning.com/claremont/pdfs/reports/Hillsides.pdf
· http://www.cbaplanning.com/claremont/pdfs/maps/ExistingLandUse.pdf
· http://www.beyondtakingsandgivings.com/claremon.htm
· Telluride, Colorado

· http://www.town.telluride.co.us/docs/10.pdf
· http://www.town.telluride.co.us/landuse/index.html
· Pasadena, California

· http://www.codemanage.com/southpasadena/index.php?topic=36-36_340-36_340_010
· http://ordlink.com/codes/pasadena
· Los Angeles County

· http://planning.co.la.ca.us/drp_Hillside_Design_Guide.pdf
· http://ordlink.com/codes/lacounty/_DATA/TITLE22/index.html
· Scottsdale, Arizona

· http://www.scottsdaleaz.gov/design/dspm/Ch-02.pdf
· http://www.scottsdaleaz.gov/codes/ESLO/ESLO_ORD_09-30-04.pdf
· http://www.scottsdaleaz.gov/codes/ESLO/CitizenGuide_ESLO_06-24-04.pdf
· http://www.scottsdaleaz.gov/BldgResources/Zoning/zones.pdf
· http://www.scottsdaleaz.gov/codes/ESLO/ESLOMaps.asp
Other points of interest

· Glendora, California

· http://www.ci.glendora.ca.us/planning/slope.pdf -Excellent general hillside development guide.

· Clark County, Nevada

· http://www.co.clark.nv.us/comprehensive_planning/Current/Title30/30_48/Title30_48_PartF.htm  -Information about the Red Rock Design Overlay District.

Figure � SEQ Figure \* ARABIC �1�: Building form reflects hillside form/setting





Figure � SEQ Figure \* ARABIC �2�: Landscaping to screen ridgetop development





Figure � SEQ Figure \* ARABIC �3�: Monterey County Viewshed Map�The pink areas indicate highly sensitive viewshed areas.  The General  Plan update includes ten policies to protect the viewshed areas designated above.  The Plan’s strategy will be to concentrate development impacts and increase the scenic value of the county. 








Figure � SEQ Figure \* ARABIC �4�: Land Use Map - Claremont, CA


The areas in green and gray are preserved open space, also indicative of hillsides in the area. Hillside development has been channeled into small contiguous corridors at the base of the hillside preservation area.
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Figure � SEQ Figure \* ARABIC �5�: Telluride's illustration to minimize visual impact of retaining walls





Figure � SEQ Figure \* ARABIC �6�:  Silhouetted Structures





Figure � SEQ Figure \* ARABIC �7�: Los Angeles County Hillside Design Guidelines�Multiple access points, trail access, ridgeline preservation, and natural circulation according to topography are recommended.








Figure � SEQ Figure \* ARABIC �8�: Clustering to preserve natural features of the site with the ESLO overlay district








� http://www.losgatosca.gov/services/7g.html


� http://www.losgatosca.gov/downloads/landuse2.pdf


� http://www.losgatosca.gov/services/7h9.html


� http://www.losgatosca.gov/government/12a.html


� http://www.ci.greeley.co.us/2/OrgPages/49/Chapter_5-Environment.pdf


� http://www.ci.great-falls.mt.us/city_codes/landsign/46-5-hillsidedevelopmentstandards.pdf


� http://www.co.monterey.ca.us/pbi/docs/ordinances/Title20/20.64.190%20TDCs.htm


� “Project Overview: Hillside Preservation” March 2004


� www.beyondtakingsandgivings.com


� “Project Overview: Hillside Preservation” March 2004


� http://www.ci.claremont.ca.us/download.cfm?ID=319


� www.town.telluride.co.us/landuse/art3div1.html


� www.town.telluride.co.us/landuse/art3div2.html


� www.town.telluride.co.us/docs/10.pdf


� www.town.telluride.co.us/landuse/art3div2sec203.html


� http://www.codemanage.com/southpasadena/index.php?topic=36-36_340-36_340_050


� http://ordlink.com/codes/pasadena/


� http://municipalcodes.lexisnexis.com/codes/pasadena/_DATA/TITLE17/Chapter_17_48_HILLSIDE_OVERLAY


�http://planning.co.la.ca.us/drp_Hillside_Design_Guide.pdf 


� http://ordlink.com/codes/lacounty/index.htm


� http://www.scottsdaleaz.gov/codes/ESLO/CitizenGuide_ESLO_06-24-04.pdf


� http://www.scottsdaleaz.gov/codes/ESLO/ESLO_ORD_09-30-04.pdf


� http://www.scottsdaleaz.gov/design/dspm/Ch-02.pdf


� http://www.alleghenylandtrust.org/Hillsides/FnlHillsidesCommRprt.pdf


� http://www.city.pittsburgh.pa.us/cp/assets/zoning_code/Chapter905.pdf


� www.pittsburghlive.com/x/tribune-review/ trib/pittsburgh/s_344159.html


� http://nh.gov/oep/resourcelibrary/referencelibrary/v/viewsheds/







_1180271092.doc
[image: image1.png]Tse retaining walls and tervaces fo minimice cut and
it would e the porced it opogrp

th site. g wals ikt e,
s i ok ot







