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The  following is a request for a Text Amendment to the Town of Summerfield Unified Development 
Ordinance to add a new district called OSM-V (Open Space Mixed-Use Village) according to the 
following revisions and additions 

Article 3.D 4. – new district referenced 
Article 4.B.5.(d) – new section added for OSM-V  
Article 4.B.5. (h) and (i) – new sections added to describe Standards and Approvals for OSM-V 
districts. 
 
Requested revisions are represented by crossed out language. Requested additions are represented 
by highlighted language. 

 

ARTICLE 3: PERMITS AND PROCEDURES 

A. D.   PROCEDURES FOR DECISIONS BY TOWN COUNCIL  

4. OPEN SPACE MIXED USE DISTRICT DEVELOPMENT 
The procedures set forth in this section apply to Open Space Mixed Use developments. Procedures for 
Open Space Mixed Use-Village developments are set forth in Article 4 

 
ARTICLE 4: ZONING DISTRICTS 

B. B.   ZONING DISTRICT DESCRIPTIONS AND STANDARDS  

5. OPEN SPACE DISTRICTS 

(d) Open Space Mixed Use-Village (OSM-V) 

1. Purpose.  The Open Space Mixed-Use Village District (OSM-V) is a district based 
on and regulated by form-based codes and Development Regulations adopted in the 
rezoning process rather than the concepts and rules of conventional zoning found in 
other sections of the UDO.  Form-based codes are incorporated into this district for 
greater control than is allowed by the UDO over such elements as the landscape, the scale 
of buildings, the form and function of neighborhoods, and the placement of building 
types. The district is established for the following purposes:  
a. to accommodate the development of large tracts or combinations of tracts that 

require more comprehensive planning to follow accepted Traditional 
Neighborhood design principals incorporating open space practices and 
preservation; 

b. to regulate the orderly mixed-use development of large areas under unified 
ownership or control with a comprehensive and cohesive design; 

c. to avoid a saturation of large tracts used for disconnected, large-lot, cul-de-sac 
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subdivisions; 
d. to assure a specific development outcome as described in a detailed plan; 
e. to establish cohesive living spaces within a plan designed around the unique 

characteristics of a particular land area.  
f. to integrate roadways, buildings, and open spaces into the natural landscape of 

woodlands, pastures, streams, slopes, and other features offered by the location;  
g. to establish neighborhoods or village areas with a unique sense of place; and 
h. to provide a development tool that supports the Town’s policies for, and complies 

with, federal fair housing regulations. 

2. Minimum Size. Only a tract or a combination of tracts totaling a minimum of 750 
acres may be considered for an OSM-V district. 

3. Uses, Density, and Building Types.  The uses, density, building types, and design 
of development shall be included in and governed by Development Regulations with 
zoning maps that are created for the OSM-V district and approved at the time of rezoning. 
The Development Regulations shall be adopted as a component of a Development 
Agreement negotiated as part of the approval of a rezoning request. 

4. Acknowledgement of Form-Based Codes.  The OSM-V district is an 
acknowledgement that higher quality development may occur using form-based codes 
that focus on the scale and design of buildings, the functional integration of several uses 
in a community setting, the use of open space, intentional interconnectivity, and the 
preservation and sustainability of a community’s character based upon elements of 
building and landscape design. Form-based codes are contrasted with mid-20th century 
conventional zoning that micromanages land development primarily through separation 
of uses with much less focus on the appearance and function of the built form.  The OSM-
V district also acknowledges that designing neighborhoods and villages using form-
based codes requires flexibility not allowed by the conventional zoning standards in other 
sections of the UDO. 

 
UDO Sections (e), (f), and (g) are listed below for consistency in paragraph numbering. 
(e)         Standards for Residential Uses in OSR and OSM Open Space Developments 

(existing section) 
(f)         Standards for Non-residential Uses in OSR and OSM Open Space Mixed Use 

Developments (existing section) 
(g)        Development Regulations for all OSR and OSM Open Space Districts 

(existing section) 
 
(h) Standards for OSM-V Open Space Districts  

(1) OSM-V Standards Distinguished. Notwithstanding other provisions in the UDO, 
including, but not limited to, provisions related to use, lot size, dimensional 
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standards, open space, utilities, densities, parking, setbacks, overlays, and other 
restrictions or requirements, the approval of an OSM-V district grants an applicant 
flexibility to create Development Regulations, subject to Town approval, that 
establish, among other things, the district’s own restrictions and requirements for 
buildings, streets, signage, parking, lighting, density/intensity, connectivity, lot size, 
mixture of uses, setbacks, overlays, and open space, provided that the applicant can 
demonstrate: 
a. Complete or near complete conformity with the Town’s Comprehensive Plan 

and; 
b. more highly described standards of development than would otherwise be 

required or possible in a conventional zoning district. 

(2) Characteristics.  An OSM-V district should establish a neighborhood or village or 
group of neighborhoods or villages that exhibit the following characteristics: 
a. A design that protects scenic vistas. 
b. A design that preserves natural areas such as fields, pastures, steeply 

forested slopes, and natural waterways.  
c. A system of publicly accessible trails that connect parts of the development 

to outside streets and existing or planned municipal and regional public trails. 
d. An interconnected network of streets providing multiple connection points 

that define a framework of lots within blocks, and public and semipublic open 
spaces. 

e. Increments of non-residential uses that complement neighboring residences 
by providing occasional neighborhood convenience, services, or civic needs. 

f. Housing types that vary in size and character. 

(3) Contiguity.  Tracts along both sides of roadways may be included in an OSM-V 
district and shall be considered contiguous. Noncontiguous tracts may be included 
in an OSM-V district if the noncontiguous tract or tracts is/are subject to the OSM-V 
Development Regulations and under unified ownership or control. 

(4) Permitted Uses. 
a. OSM-V districts shall allow applicants to establish their own permitted uses 

that enable the district to function as a traditional village. Uses not otherwise 
listed in the Town’s table of permitted uses may be considered as part of an 
OSM-V district and approved as part of the map amendment ordinance or 
ordinance approving the Development Agreement. 

b. Requirements related to location, dimensions, or form for individual uses shall 
be specified in the OSM-V Development Regulations. 

(5) Development Regulations. 
a. The OSM-V district shall be governed by (i) a Development Agreement and (ii) 

Development Regulations consisting of maps and standards subject to the 
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approval and enforcement by the Town. Development Regulations may be 
similar to but shall be more extensive than a sketch plan and conditions 
approved as part of a conditional zoning district. The Development 
Regulations shall be drafted to balance open space preservation with real 
estate investment economics and have sufficient specificity that they can be 
enforced by the Town. 

(6) Content.  Development Regulations shall address the following: 
a. Character Areas 

Each distinct area within the district shall be classified as a Character Area.  
A map or maps shall be provided that show the connections between or 
among Character Areas and how each Area is broadly regulated. Maps shall 
show (i) site specific details responding to natural, historical, or cultural 
resources; (ii) newly created site conditions as part of the intended design of 
the proposed properties; (iii) natural areas and landscapes to remain 
undeveloped; (iv) useable open spaces within developed areas; and (v) 
developable areas, subject to future subdivision plan approvals.  The 
developed areas shall be further refined into the classifications to which 
certain rules may apply within the Development Regulations, ranked in order 
of intensity. The borders of a developable area may be adjusted for the 
subdivision plan provided the change does not increase the overall density of 
the project or reduce the open space below the overall stipulated percentage 
established by a Development Agreement. The Development Regulations 
governing an OSM-V district shall include an introduction that explains how 
the standards shall be applied, and descriptions and illustrations of each 
Character Area designated in the Development Regulations. The Character 
Area descriptions should match those written in the Plan Narrative and shall 
include, at a minimum: 

i. Definitions of terms not defined in the Town’s UDO, or alternate definitions 
if a conflict in definition of terms prevents the use of form-based codes 
and/or implementation of the Development Regulations. 

ii. Bulk standards and building placement rules for each Character Area. 

iii. Proposed uses. 

iv. Plan books describing architectural styles and details. 

v. Thoroughfare cross sections and standards. 

vi. Requirements that may be different than requirements applied to other 
districts, and that include, but are not limited to: 

aa. Building placement and buildable areas within lots 
bb. Setbacks, or built-to location 
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cc. Parking 
dd. Landscaping 
ee. Street Standards 
ff. Environmental Protections 
gg. Protection of rural vistas 

         hh. Open space use and preservation 
b. Thoroughfares 

Primary Thoroughfares that connect the developable areas to the outside 
street network, and Secondary Thoroughfares that are internal to the 
development may include a variety of road or street types such as vehicular 
roads, limited accessways for emergency vehicles, bike lanes, pedestrian 
paths, and trails. Locations of Primary Throughfare roadbeds may be adjusted 
at the time of future subdivision approval upon demonstration that the 
adjustment results from response to physical limitations or challenges of the 
landscape. Secondary Thoroughfares may be adjusted as needed at the time 
of subdivision or site plan approval but shall be generally consistent with the 
Development Regulations.  

c. Utility and access easements.  
d. Site-specific requirements that address preservation of historic resources, 

heritage landscaping, landscaped buffers, vistas, or geographic constraints.  
An OSM-V district shall develop its own setbacks and rules related to 
protections of vistas and scenic corridors.  

(7) Resource Maps. Resource Maps shall depict environmental, cultural, historical, and 
other resources that represent assets of the property as discussed in the Town’s 
Comprehensive Plan. Examples of resources include, but are not limited to, 
environmentally sensitive areas, viewsheds, historic features and settlement 
patterns, pastures and farm buildings, woodlands, and other natural and man-made 
land features. The Resource Map shall include the location and amount of land in 
flood hazard areas and other lands not to be developed  

(8) Open space.  The amount of open space shall be specified in a Development 
Agreement. 

(9) Density.  Density shall be governed by a Development Agreement. 

(10) General Standards.  Development Regulations shall also include General Standards 
that apply to all properties, regardless of classification, including, but not limited to, 
parking lot design, landscaping, street standards, and architectural details. 

(i) Application and Approval of OSM-V Districts. 

(1) Conceptual Review. The applicant shall meet with Town planning staff to identify the 
tract or tracts, the broad concepts of the proposed OSM-V district, the process for 
approval, and other relevant issues prior to submittal of an application. The applicant 
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shall provide a sketch plan that illustrates the general layout and character of 
proposed developed and undeveloped areas, points of access to existing roadways, 
intended phasing, and provision of utilities.  Full TRC review shall be required at site 
plan review for each phase of development as applied for.   

(2) Submittal. The applicant shall present the following materials as part of the OSM-V 
district application: 
a. Application that identifies each tract and is signed by the owner or owners. 
b. A Project Narrative that 

(i) explains the concepts and goals of the OSM-V district; 
(ii) identifies the project’s principal planning and engineering consultants; 
(iii) addresses how the project uses the developmental flexibility of an OSM-V 
district to create development standards consistent with traditional 
neighborhoods guided by form-based codes;  
(iv) A Statement of Conformity that lists and confirms that all or nearly all 
provisions in the Comprehensive Plan are furthered by the proposed 
Development Regulations. 

c. Development Regulations 
d. A Traffic Statement with sufficient detail to guide broad land use and site 

planning decisions but that is not intended to contain the level of detail 
expected of a full-scale traffic impact analysis (TIA). The Traffic Statement 
shall include 
(i) Maximum build out land use; 
(ii) Estimated maximum trip generation at full build out; 
(iii) Mitigation measures on a large scale; and 
(iv) A report summarizing the results with associated figures prepared for staff 
review and comment. 
After rezoning, each development phase shall provide a full TIA prior to site plan 
approval based on conditions that exist at that time. The TIA shall provide 
recommendations for improvements to the current and proposed transportation 
network, vehicular and nonvehicular. 

e. A Resource Map. 
f. A broad description of the meetings and other communications with adjoining 

or nearby neighbors, whether completed or planned. 
g. Any other pertinent documents or agreements that the Applicant determines 

are necessary for review by the Town as part of the OSM-V approval.  
Agreements with utility providers and documents related to special tax 
districts shall not be required at time of application. 

h. Proposed Development Agreements shall be submitted separately to the 
Town’s attorney for initial review and comment. 

(3) Fees.  The application fee shall be the standard application fee applied to all zoning 
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districts. 

(4) Approval. 

a. Review. An OSM-V district shall be approved in the same manner as other zoning 
map amendments, with review by the Planning Board and the final decision by 
the Town Council. The Town shall include the applicant in all required public 
notices and provide the applicant a copy of the mailing lists. 

b. Neighborhood Communications. Prior to review by the Planning Board, the 
applicant shall inform all adjoining property owners of the application and inform 
them where copies of the OSM-V Project Narrative, Sketch Plan, Development 
Regulations, Statement of General Conformity, Development Agreement, Traffic 
Statement, and any other relevant documents can be found for review and 
provide an opportunity or opportunities for meaningful discussion. It would be 
sufficient that the applicant placed the documents onto a website that can be 
found by interested citizens. 

(5) Site Plan Review 

a. Purpose: Site plan and subdivision review shall occur at the time the owner or 
developer is prepared to begin development of all or any part or phase of the 
OSM-V district. At the time of submittal, staff shall review site plans subdivision 
plats for consistency with the Development Regulations approved as part of a 
map amendment. 

b. Submittal. The owner or developer shall submit the required number of copies 
of the site plan as required for review and comment by the Town. 

c. Approval. Site plans and subdivision plats shall be reviewed and approved 
administratively by the Planning Director or his or her designee to ensure 
compliance with the Development Regulations. 

d. Watershed Protections.  Watershed restrictions shall be calculated based on 
built-upon area for the overall acreage of the total project rather than the built-
upon area in each separate phase. 

(6) Vesting: 

Rights to develop all future phases of an OSM-V district shall be considered vested 
as provided in N.C. Gen. Stat. Chapter 160D, the Town of Summerfield UDO, an 
approved Development Agreement, or at common law, whichever standard, most 
liberally applied, provides the greatest protection.  The intent of this provision is to 
create broad vesting protections to develop all future phases of a long-term project 
without the economic risk of later decisions by the Town that threaten or impede the 
economic viability or quality of the district. When applying common law vesting, 
expenditures that relate to the entire project shall be considered as applying to 
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future phases.  Future phases need not have been approved at the subdivision level 
for vesting to occur. 

 

(7) Amendments and Modifications 
Provisions for major and minor amendments and modifications of the Development 
Regulations and other documents governing development of the district shall be 
included in an adopted Development Agreement. The Development Agreement shall 
define which amendments and modifications may be made at the staff level. 

(8) Conflicts  
It is acknowledged that other articles and provisions of the UDO may conflict with a 
district based on form-based codes and guided and regulated by a project’s 
Development Regulations. Where other provisions in the UDO conflict with the 
regulations of an OSM-V district, the OSM-V district regulations, as expressed in (a) the 
OSM-V district provisions in the UDO, (b) the Development Regulations, and (c) a 
Development Agreement, shall govern. Disputes not resolved by the foregoing shall be 
resolved by adopting an interpretation or following the rule or regulation that allows the 
OSM-V district to fulfill the purposes and intent expressed in the documents approved 
by the Town at rezoning. 

(9) Enforcement 
Violations of the Development Regulations that are not enforced at site plan review shall 
be enforced as any other UDO violation.  

 



 
The OSM-V district allows a design centered on the theme of blending Conservation with 
Development in the same spirt of the Town’s two Open Space Districts: OSR and OSM.    
Developing the property in and around Summerfield Farms in this direction is a natural 
outgrowth of the Summerfield Farms mission statement: 
 

“Summerfield Farms commits passionately to enhancing lives and community by 
sustainably cultivating, nourishing, and celebrating authentic experiences and 
connections to food, health and land through education.” 
 

Our mission statement is all about community, the experience of place, and personal 
relationships to the land. These are also the underpinnings of a vision in which hospitality and 
coming together in community are bedrock features of both the Town of Summerfield and 
Summerfield Farms. Summerfield Farms has become a beloved place to gather for weddings, 
“tractor-treat” at Halloween, family reunions, and more. Our wish is for the next phase of 
Summerfield Farms to follow the tradition of being welcoming and providing a backdrop for 
happy times and memories.  
 
The following description of the conceptual design for Villages of Summerfield Farms 
demonstrates how the requested text amendment to Summerfield’s UDO offers a unique 
opportunity for the Town of Summerfield.  This document is not part of a submittal for a map 
amendment, but an illustrative example of what the requested OSM-V text amendment would 
allow for a possible 20-year buildout. We understand that, if adopted into the UDO, the text 
amendment would be available to other applicants. It is drafted in a way that a similar quality 
of design and detail would be required from any applicant. 
 
 The proposed OSM-V district is built upon the conviction that, done properly, growth & 
change can respect a place and add to its beauty, wonder, & livability. 
 
The premise of growing with respect to place was well proven by traditional American 
settlements from colonial times until the 1940s, in which certain recurring design elements 
were common. These elements included: 

• Compact neighborhoods, villages and hamlets as the basic building blocks of the 
settlement pattern; 

• Interconnected systems of open spaces combining squares, parks, water bodies, 
agricultural greenbelts and preserves to form a “green network;” 

• Mixed land uses and varied housing types, supporting mixed incomes, ages, and 
interests; 

• Integrated networks of walkable streets, rural byways, parkways; and 
• Convivial, street-oriented architecture. 
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By reintroducing those time-tested elements, the OSM-V district allows for the gradual growth 
of the Summerfield settlement in a way that will avoid degrading suburban sprawl, gracefully 
adapt to future technological and market changes, and allow for the peaceful evolution of the 
Town. 
 
Site Area: 
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Illustrations of Concept: 
The maps and illustrations provided here portray the intent of the zoning district.  The depictions are 
planners’ and artists' renditions subject to change and refinement, estimating a 20-year or more 
buildout.  Because these renderings are not a formal submittal, representations of architectural style 
are also subject to change. 
 

 
 
 

Beginning with the green parts:  The OSM-V district is designed to begin not with 
buildings and land uses, but with the components that will forever reinforce the 
impression of Summerfield as a verdant, natural place. First among the district’s required 
plan components is the preservation of roadside rural vistas; this is to be accomplished 
by leaving undeveloped certain farmland, pastures and woodlands that give Summerfield 
its signature long views across open space. Next, the required submittals would establish 
wide conservation zones that are to remain undisturbed on both sides of creekways, 
integrated with a layout for extensive greenways and trails. Third, the plan would identify 
and preserve key forested areas and hillsides, including the steepest forested slopes. 
Fourth, the plan would preserve and connect wide open pasture lands either as parkland, 
greenbelts, or in an organic agricultural state. Fifth, the plan would carve out village 
greens, neighborhood squares and courtyards, in a range of sizes, as focal points and 
gathering places within the developed areas. Last, the plan would create a framework of 
shady, tree-lined streets, avenues and allées, tying all of the above into a continuum of 
green. 

 
 
 
 

DRAFT 
(Subject to Change) 
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Traditional neighborhood designs: This sketch plan shown here demonstrates a system of 
open, traditional neighborhoods & villages, each memorable with its own strong identity, 
its own legible central greens or focal gathering places, and tailored edges.  The red circle 
in the illustration above shows the distance one can walk from its center to its edge in 5 
minutes. 
 
Mixing land uses with a variety of character from village to village:  This example sketch 
plan demonstrates the concept of Character Areas.  The intended developed areas 
shown in yellow vary in shades to convey that not all areas will be developed in the same 
way. The darker shades, the center area for example, might have limited commercial 
uses, while the lightest shades toward the edges are exclusively residential. Building 
setbacks are lower in the center areas and greater in the areas with the lighter shades.  
The limited non-residential uses are intended to be neighborhood serving, to support 
life’s daily needs within walking or biking distance of many homes, and shorten and 
internally capture car trips, reducing wasted time, energy consumption, congestion, and 
pollution. 

 
 
 
  

DRAFT 
(Subject to Change) 
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The quality of the typical American street, characterized by sidewalks detached from the curbs, 
with canopy trees planted in the space between, will be a principal tool of OSM-V development, 
along with the fronts of buildings facing the major public spaces.    
 

 
 
 
 
 
 
 

(Subject to Change) 

(Subject to Change) 
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Great streets and Public Spaces:  The most essential feature of the Villages of Summerfield 
Farms example will be its walkable, bikeable, safe, connected, tree-lined streets. Streets here 
will not be merely transportation thoroughfares for reaching other places, but agreeable, 
welcoming places in their own right. 
 
The fundamental engineering requirement of OSM-V streets is a safe, reasonably slow design 
speed. The right design speeds will allow for appropriately sized lanes, smaller intersections, 
less noise, and less asphalt, and greater safety for the motorists and pedestrians that share 
these streets.  
 
To make them walkable, the streets in this illustration have sidewalks, shade trees, and easy-
to-cross intersections. 
 
Bikeability will be accomplished by 1) employing slower design speeds on the streets in 
general, which will allow for more sharing of the roadway on the typical tranquil streets, and 2) 
equipping certain key thoroughfares with separated/protected bike lanes and/or cycle tracks, 
combining with the trails to fashion a network that accommodates cyclists of all ages and 
abilities. 
 
Connectedness will come from exercising restraint on block sizes, favoring small blocks. It is 
better to have more right-sized streets than to have fewer oversized streets, with objectives to 
grow in a pattern that is less like a branching tree and more like a web, providing several routes 
to wherever you need to walk, ride, or drive. This network principle is central to managing 
traffic impacts, reducing hazards, and having a high degree of accessibility for emergency 
services. 
 
To make these streets beautiful and safe and green, regularly spaced street trees will be 
standard, and all streets will be faced by the fronts of the adjacent buildings, not garage doors, 
parking lots or blank walls. The neighborly aspects of architecture (doors, windows, front 
porches, stoops, storefronts, and balconies) will greet passersby in these streets. 
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Having the combination of trails and streets with sidewalks that surround smaller than normal 
blocks means that the community will be very walkable and bikeable, an advantage whether you 
are traveling to or between destinations or for recreation and exercise.   
 
 

 
 
 
  

DRAFT 
(Subject to Change) 

DRAFT 
(Subject to Change) 

Estimated for this potential design: 
+5 miles of major new internal trails 
and greenway  
 
Connected to + 8 miles of regional 
trails extending beyond the site and 
even further beyond the borders of 
Summerfield. 

Walkable = Livable 
It’s about more than 
transportation, it’s about 
health, neighborliness, and 
value creation. 
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Some of the trails are completely off the roadway here.  And the houses will face them as 
though they were vehicular streets.  The parking for the houses will be accessed through a rear 
lane. 
 
 

 
Having neighborhood-oriented businesses within a short walk or bike ride from home will reduce 
traffic on the regional road network which reduces air pollution and enhances personal health 
through exercise.   
 
 
 

(Subject to Change) 

(Subject to Change) 
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The OSM-V district is intended to provide a variety of housing types, sizes, and prices. Like 
Summerfield Farms, this concept welcomes residents, workers, and visitors of all backgrounds, 
emphasizing community over isolation. Therefore, there are to be no “gated communities” here. 
 
 

 
As they age, many citizens desire places within their own neighborhood to downsize or to 
accommodate more personal care, as needed. 
 
 
 

(Subject to Change) 

(Subject to Change) 
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OSM-V approaches building types like garden apartments by including standards in the 
Development Regulations such as facing the streets with doors and windows, with parking 
towards the rear or to the sides of the buildings. 
 

(Subject to Change) 
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The idea of a Neighborhood Center is depicted here as a village green.  It may have a variety of 
housing types, with or without a limited commercial use such as a neighborhood store, 
restaurant, or offices. The UDO would not allow this as currently written.    
 

 
Form follows food:  Agriculture has long been part of life in Summerfield. Flexible planning allows 
development around the land: continuing the longstanding traditions of growing food in this 
place, even after development. Organic gardening, permaculture farming practices supporting 
the food web, one or more community-supported agriculture (CSA) operation(s), and continual 
improvement of the soil are all envisioned in the district. Establishment of a farm-to-table 
restaurant is anticipated as part of early phases of development in the Summerfield Farm Village 
core. The OSM-V district would allow for this objective to foster a renewed sense of connection 
to the land, the food, and the people who grew it.  

(Subject to Change) 

(Subject to Change) 
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