
CITY OFCentral
a community that care s

From the beginning of the planning process, the community decided that their 

new City needed some sort of identity space - a “City Center” - that would 

serve as a symbol of community aspirations.  Indeed, as the planning process 

proceeded, development of this city center idea was placed high on the list 

of community goals, second only to preserving green space. The relationship 

between these two primary goals is a strong one. Developing a concentrated 

core area will help prevent sprawling strip development that could destroy the 

rural character and consume hundreds of acres of open space. It also supports 

the other primary goals of increasing business and retail development while 

utilizing existing transportation infrastructure. During the SDAT phase of planning 

this concept began to take shape both theoretically and physically, The report 

leaves no doubt of its importance:

    “Creating a true downtown with jobs and housing may be the single most 

effective economic development measure that Central could do. Although 

a downtown would create more housing than it would create jobs, it would 

create many jobs and create a magnet that would make Central more 

amenity rich and start drawing additional jobs to the community.”

While a more detailed design study will have to be completed to fully explore 

the potential for this type of development, it seems clear that it would address 

a great many issues and should be pursued. The area preliminarily identifi ed is 

made up of a number of individual parcels between Hooper, Gurney, Joor and 

Sullivan Roads and is very nearly in the center of the incorporated area. 

CITY CENTER

The fi gure at right is from the SDAT 

Report. It illustrates how a dense 

retail and offi ce core could take 

advantage of existing roadways and 

provide the critical mass necessary 

to fuel economic development. The 

scheme below is a refi nement that 

takes into consideration existing green 

space while extending the retail 

development across Hooper Road, 

Central’s most important arterial. 

Creating a quality presence along 

Hooper Road will greatly improve the 

chances of success for the City Center 

while projecting the quality image 

to the many commuters that use this route on a regular basis. The scheme also 

demonstrates how parks and green space can be used to link the existing Library 

with other public (proposed City Hall and historic residence) and private amenities.

City Center 
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CITY CENTER

Sullivan RoadHooper R
oad

There is some existing retail development that refl ects the “suburban” reality 

of Central’s past, along with a mixture of residential development and some 

undeveloped pasture land. There are also some signifi cant forested areas 

and one historic home. Every effort should be made to incorporate these 

wooded areas into the open space network which would greatly enhance the 

quality and value of the retail, mixed use and residential development under 

consideration. 
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The pie charts illustrate changes in land use distribution in the City Center 

area as proposed: 20% increase in parks and open space; 15% increase in 

high-density residential; 12% increase in commercial mixed use; 5% increase 

in low density residential; and 2% increases in medium density residential and 

public facilities. The proposal shows approximately 700,000 square feet of  

new retail and offi ce  space in the new “Downtown Central”.

As in any similar circumstance, the success of this effort depends upon the 

bringing together of a diverse group of interests. The fi rst and probably most 

important interest is the land owners. They will have to agree to permit the 

development of the land. Secondly, interest must be generated within the 

private development and investment community. In addition, the project  could 

be phased to allow incremental growth and permit long term fi nancing of 

infrastructure expansion. 

This fi gure is part of a study 

model for the City Center 

area. It illustrates how using 

street-side parking, street 

trees and sidewalks along 

with maximum setback 

requirements for commercial 

buildings on Hooper Road 

can begin to create a 

“downtown” effect and 

stimulate community activity.  

The fi gure below shows an expanded aerial view of the model.  Note the density of commercial development 

along Hooper and provision for parking inside each cluster block. This provides the opportunity for street-side 

parking and a vibrant streetscape. Also shown are provision for a City Hall complex as a link between the library 

and the historic home and new “central” park space. Important to note is that the park spaces provide buffering 

between the new denser development and existing homes along Joor and Sullivan Roads. 

EXISTING - Corner of Hooper and Sullivan Roads

CITY CENTER
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Much of the undeveloped land in Central consists of forested low lands in the 

100 year Flood Zone that can become inundated during normal heavy rains. 

These low areas play an important role in providing runoff collection, retention, 

water table replenishment and fl ood prevention. Other undeveloped lands 

include pasture land and wooded areas above the fl ood plain. Taken as a 

whole, these undeveloped areas provide the community with an abundance 

of open space and a feeling of closeness with nature that is prized by Central 

residents. Assembling these areas and combining them with existing and 

proposed park and recreation areas will allow for development of recreational 

trails that will reduce dependence on automobile use and encourage active 

community engagement and more healthy lifestyles.

As in any such initiative, acquisition and assemblage will be  the greatest 

challenge and will depend on broad community support - both politically and 

fi nancially. The plan recommends use of several implementation tools and 

strategies. The implementation strategy involves capturing these lands in one of 

three ways:

 Purchase - The most straightforward approach involves buying the land from 

a willing seller at a fair price. Most of these lands have very little development 

potential which should keep the purchase/assessment price down. That does 

not, however, always translate into the owner’s estimation of its inherent value.

 Transfer of Development Rights - Introduced earlier in this text, this approach 

provides for acquisition of the lands through a fi nancial transaction between 

OPEN SPACE CONSERVATION

The fi gure at right is a 

diagrammatic representation of 

the proposed Green Way plan- a 

concept that creates a network 

of conserved open space in low 

lying and/or priority undeveloped 

areas,  and provides fl ood plain 

management, recreational 

opportunities, wildlife habitat, 

and a variety of other benefi ts 

throughout the community. 

It provides open space 

connections between residential 

areas and schools, parks, and 

commercial areas and serves to 

protect the “sanctuary” feeling 

treasured by the community. 

Sanctuary

the property owner and a developer of a different property who wishes to 

increase the density beyond that which would normally be permitted. The 

compensation is managed through the TDR Program and ownership of the 

land is transferred to the program operator who agrees to preserve it in an 

undeveloped state or according to the specifi c agreement. For example, some 

of these lands may be minimally developed as recreation areas with trails.

Conservation Easements - In this method, the land is encumbered by an 

agreement which restricts its development for the purpose of conservation. The 

easement may be sold or donated to the receiving entity, and the land remains 

the private property of the original owner. There are substantial tax incentives 

that support this method and it is growing in importance as a means for 

conserving undeveloped lands. Depending upon the details of the agreement, 

the public may or may not have access and/or use rights to the property. Some 

communities establish a Conservation Trust as the holder of the easement to 

allow public entities time to gather the resources to purchase the rights or the 

property. 

In the City of Central, it is advisable to utilize all three of these methods to begin 

assembling these land as soon as possible. 
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CONSERVATION SUBDIVISIONS

Adopting CONSERVATION SUBDIVISION regulations into the 

City’s development code will offer greater opportunities 

for development of high quality residential properties while 

conserving the open spaces that are critically important for 

fl oodplain management necessities. Communities with open/

green space master plans can use conservation practices 

to great advantage in assembling integrated open space 

networks in areas where they have the greatest positive 

impact.  Developers and landowners benefi t because density 

bonuses may be given that allow construction of more housing 

product. The development and the community both benefi t 

because the end product is of higher quality, value, and is more 

desirable in the marketplace. 

The example shown at right illustrates the general concept.  

Figure A shows a  90 acre forested property. Eight acres of 

this are very fl ood prone and designated as Open Space 

Preservation. Thirty two acres are in the 100 year fl ood zone 

and should be left undeveloped to preserve the fl oodplain. 

The property is currently zoned Rural which permits a maximum 

density of one residence per ten acres. Development  per 

the requirements might yield the layout shown in Figure B. This 

scheme may or may not allow for preservation of low lying 

wooded areas. A typical development request is shown in 

Figure C where dense development and maximum product 

are proposed as a way to maximize profi ts for developers. Low 

lands are fi lled and replaced with back lot retention areas 

and connectivity is ignored. Figure D demonstrates a possible 

development using Conservation Subdivision methods. The 

result protects the low land forests as permanent open space 

and fl ood plain,  increases the density to allow increased 

product, reinforces present and future connectivity and adds 

value to the homes and the community at large. 

A sample ordinance is provided for consideration by the City of 

Central for adoption into the Development Code.

Figure A - EXISTING CONDITIONS Figure B - ZONING REQUIREMENTS

Figure C - REQUESTED REZONING Figure D - CONSERVATION OUTCOME
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• Preserve the rural setting including trees, open spaces, and wildlife habitat      

• Protect against air, water and light pollution         

• Utilize sensitive architecture and infrastructure design        

LIVABILITY GOAL - Retain the Sanctuary Feeling            of 30

• Expand and upgrade school facilities          

• Work to better integrate schools into community life         

• Pursue innovation in every aspect of education         

EDUCATION GOAL - “Make Our Schools Even Better”            of 30

• Develop a City Center            

• Provide space and conditions that attract great development       

• Provide incentives and fast-track for great development        

ECONOMIC DEVELOPMENT GOAL - Increase Shopping/Business Opportunities       of 30

• Reduce fl ooding frequency and severity         

• Reduce traffi c congestion           

• Expand sanitary sewer service           

INFRASTRUCTURE GOAL - Improve Drainage and Connectivity          of 30

TOTAL                           of 120

Evaluate the proposed project on a scale of 1-10 based upon the criteria below.

Does the proposed project ...?

GOALS SCORECARD

One of the most important advantages of having participated in this rigorous planning process is the surety that decisions made 

with the guidance of this plan will have support of the community. The presumption is that when the intent of the plan is followed, 

it represents the consensus will of residents. While respecting individual rights, it gives higher value to the “common good” that will 

benefi t the greatest number of people and will, in the long run, provide greatest benefi ts to each individual.

The City of Central is in the enviable position of having a natural attraction to development investment. It has available land, higher 

than average income and education levels, great schools, and a beautiful setting.  However, this constellation of qualities can be 

negated if development practices are not brought into line with plan objectives. 

As a tool for ensuring positive, high value, and goals driven development, this plan provides some strong advantages if properly 

utilized. The “Goals Scorecard” at right is one example of how this can be accomplished. It will help real estate investors in 

negotiations with property owners arrive at a reasonable expectations about the value of property, and help developers avoid 

costly delays in the permit approval process. It will allow Planning and Zoning Commission members and city permit review staff to 

make determinations with confi dence, and ensures a level of fairness to all parties. Finally, it raises the expectations on all sides of 

the development process about the quality demanded by the community. 

As shown at right, the scorecard is a fairly simple questionnaire that uses Community Goals to rate the appropriateness of 

a proposed development.  Especially useful in cases where a development proposal  requests a variance or other special 

consideration, it also would be an appropriate “calling card” that will be quickly disseminated throughout the real estate and 

development community and begin to set the tone for negotiations in the City of Central.

The scorecard is a very simplifi ed example of how the plan can be an effective tool to guide new development. It should be 

developed further and consultations with the development community and property owners would be advantageous so that 

clarity and transparency  is ensured. The precise metrics of scoring need refi nements and it is possible that other criteria need to 

be included.  Used prior to permit application, the scorecard will allow developers an opportunity to self score their idea and, if 

necessary, alter the concepts to attain a more favorable response from the community. In the end, the community and the project 

promoter will benefi t from speedy approval of high-value, goals-linked development in the City. 


