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LAND USE &BUILDOUT

Overview

This booklet provides a general overview of existing land uses in Orange and
estimates the future development potential based on land availability, natural
resource constraints, and current land use regulations. Since historical data is
not available on the same basis, it is difficult to evaluate land use changes over
time.

This booklet has been prepared for the Town Plan and Zoning Commission and
for people interested in preparation of the 2015 Plan of Conservation and De-
velopment for Orange.

Residential Use Business Use

“The future
is called
"perhaps” ...

Tennessee Williams
American Playwright



Definitions

Developed Land - land that
has buildings, structures, or
improvements used for a
particular economic or social
purpose (such as residential
or institutional)

Committed Land - land that
is used for a particular eco-
nomic or social purpose (in-
cluding open space)

Vacant Land - land that is not
developed or committed

Potentially Developable
Land - land that is developed
or committed but that has
development potential re-
maining (such as a house on
a 10-acre parcel that might
be subdividable into addi-
tional lots)

Dedicated Open Space - land
or  development rights
owned by land trusts or con-
servation organizations
where the land is expected
to remain as open space in
perpetuity

Managed Open Space - land
owned by the Federal gov-
ernment, the State, the
Town, fish and game clubs,
cemeteries, recreational
clubs, and other organiza-
tions which is used for other
purposes or provides open
space benefits but may not
be permanently restricted to
open space

Land Use In Orange

According to digital mapping prepared for the Town, Orange contains approxi-
mately 11,190 acres. The land use survey (based on the assessor’s database)
found that about 9,291 acres are either developed for residential, business, ag-
riculture, or industrial purposes, or committed to a specific use such as open
space or institutional use. In other words about 83 percent of the land in the
community could be considered developed or committed.

Significantly, about 21 percent of Orange (2,375 acres) can be categorized as
dedicated or managed open space and another 17 percent of the land area
(about 1,898 acres) is undeveloped or partially developed. The fact that 38 per-
cent of the land in Orange appears undeveloped at the present time has a major
effect on the character of the community.

2014 Orange Land Use

Percent Of Percent Of
Use Acres Developed Land Total Land
Agriculture 356 4% 3%
Farms 356
Residential 4,184 45% 37%
Single Family 4,008
Multi-Unit 176
Business 716 8% 6%
Commercial 456
Industrial 249
Mixed Use 12
Open Space 2,375 26% 21%
Dedicated Space 70
Managed Space 2,167
Open Water 138
Institutional Uses 486 5% 4%
Facilities / Institutional 486
Infrastructure 1,174 13% 10%
Roads / Rail / Parking 1,155
Future ROW 15
Utility 5
Developed / Committed 9,291 100% 83%
Vacant / Potentially Developable 1,898 17%
Vacant 540
Potentially Developable 1,358
Total Land Area 11,189 100%

Planimetrics (Totals may not add due to rounding). Land use information from Orange with field updates by Planimetrics.
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Zoning In Orange

Within Orange, about 9,056 acres of land (about 81% of the community) are
located within the single residential zoning district. This zone primarily allows
single-family detached dwellings. While a number of existing lots are about
40,000 square feet in area, the requirement for new lots is that they be 60,000
square feet in area. Some provisions in the regulations may allow for planned
residential developments and active adult communities under certain situations.

Orange has nine zoning districts for business development totaling 978 acres:

Business Office Park (27 acres),
Commercial 1 (158 acres),
Commercial 2 (183 acres),

Light Industrial 1 (53 acres)

Light Industrial 2 (379 acres)
Light Industrial 3 (46 acres)

Light Industrial 4 (58 acres)
Local Shopping Center (27 acres)
Office Park (47 acres)

The remaining land area is road and rail rights-of-way (1,155 acres)

In addition, there is a Transit-Oriented Development Overlay District which af-
fects 37 acres near the proposed train station on Marsh Hill Road.

Orange Town Hall
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1985 Buildout Estimate

Orange's 1985 Plan of Devel-
opment estimated that Or-
ange had a total potential for
about 6,100 to 6,400 dwell-
ing units if all residentially-
zoned vacant land, including
farmland, were developed
under the zoning in place at
that time.

Based on the typical house-
hold size at that time, it was
estimated that Orange could
eventually become a Town of
over 19,000 persons.

2000 Buildout Estimate

Residential Development Potential In Orange

Orange's 2000 Plan of Con-
servation and Development
estimated that Orange had a
total potential for about
5,755 dwelling units if all
residentially-zoned  vacant
land, including farmland,
were developed under the
zoning in place at that time.

Based on the typical house-
hold size at that time, it was
estimated that Orange could
eventually become a Town of
over 16,500 persons.

2014 Buildout Estimate

This Plan estimates more
land area available for poten-
tial development based on
digital mapping information.
In particular, it looks at de-
veloped parcels which may
have additional development
potential on them.

While the number of poten-
tial future units is higher
than the 2000 POCD the
overall population estimate
is about the same due to
declining household sizes.

An estimate of future residential development potential is provided to help
evaluate community needs and help guide planning decisions. The U.S. Census
Bureau estimates that Orange had 5,350 housing units in 2012.

Based on the present regulations, future residential development may occur on
properties that:
e are currently vacant (348 acres),
e are partially developed but have land area available for future de-
velopment or are designated as PA-490 Forest or PA-490 Open
Space (1,358 acres), or
e are converted to residential use or redeveloped.

As indicated above, there are about 1,706 acres of residentially-zoned land that
may be capable of supporting additional development in the future. After con-
sidering zoning, regulatory requirements and development constraints (parcel
configuration, watercourses, wetlands, steep slopes, and floodplain areas), it is
estimated that this residentially-zoned land might support approximately 700
additional housing units.

In other words, Orange could eventually be a community of about 6,050 hous-
ing units. If current household sizes (2.7 persons) continue, Orange could even-
tually be a community of about 16,350 residents.

Conversion Of Other Lands To Residential Use

The above estimate does not include potential conversions of farms or managed
open spaces (such as golf courses) to residential uses, rezoning of other areas to
residential use, approval of multi-family developments at higher densities, or
possible conversion of public, semi-public, or institutional lands to development.

If farmland (356 acres) were converted to residential use, it is estimated that
such land might be capable of supporting an additional 170 units after consider-
ing zoning, regulatory requirements and development constraints (parcel con-
figuration, watercourses, wetlands, steep slopes, and floodplain areas).

If golf courses (988 acres) were to be converted to residential use, it is estimat-
ed that such land might be capable of supporting an additional 500 units after
considering zoning, regulatory requirements and development constraints (par-
cel configuration, watercourses, wetlands, steep slopes, and floodplain areas).

At this time, whether some of the land owned by the South Central Regional
Water Authority (1,005 acres) might be converted to residential development
has not been considered.
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1985 Buildout Estimate

Orange's 1985 Plan of Devel-
opment estimated that Or-
ange had about 3.17 million
square feet of business floor
area at that time and a total
potential for about 11.7 mil-
lion square feet of retail,
office and industrial devel-
opment.

2000 Buildout Estimate

Business Development Potential In Orange

Orange's 2000 Plan of Con-
servation and Development
did not estimate the floor
area of existing business
uses. However, it did esti-
mate a future buildout po-
tential of an additional 7.7
million square feet of retail,
office and industrial devel-
opment.

2014 Buildout Estimate

This Plan estimates a lower
potential yield on a per acre
basis due to parking re-
quirements, coverage limita-
tions, height limitations, and
landscaping requirements.

While the amount of poten-
tial future floor area is lower
than in previous plans, there
is still significant develop-
ment potential remaining in
the business zoned areas.

An estimate of future business development potential is provided to help guide
planning decisions.

The Orange Economic Development Corporation estimates that Orange had
about 6.07 million square feet of retail, office and industrial development in the
community in 2014.

Based on the present regulations, future business development may occur on
properties that:
e are currently vacant,
e are developed or committed but have land area available for future
development, or
e are converted to business use or redeveloped.

Using the assessor’s database and information from the Orange Economic De-
velopment Corporation, an analysis of development yield found that business
properties in Orange have an average yield of between 8,475 and 9,725 square
feet of building per acre of land. In other words, the achieved floor area ratio in
Orange (square feet of building floor area compared to square feet of parcel
area) is about 0.20 whereas the regulations allow up to 0.50 in commercial
zones and up to 0.80 in some of the industrial districts. The main reason that
the overall yield is not being maximized has to do with parking requirements
and setback requirements and the fact that many buildings have been built as
one-story buildings rather than 2-3 story buildings as allowed.

If all business-zoned properties in Orange were developed to this average vyield,
the buildout potential from all business zoned property would be about 8.3 mil-
lion square feet to 9.5 million square feet.

In either case, Orange’s business-zoned areas are about 64% to 73% developed
based on their overall potential. It can be difficult to realize the full potential (or
even the average potential) across all business-zoned parcels because the needs
and configurations of different businesses vary significantly.

It does seem, however, that some previous buildout estimates were overly op-
timistic. For example, the buildout estimate prepared as part of the 2000 POCD
appear to have estimated a yield of between 14,280 SF/acre (industrial) and
22,669 SF/acre (office). These seem overly optimistic given parking require-
ments, coverage limitations, height limitations, and setback requirements.
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Notes & Comments

_~

< ) Planimetrics
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