Places29: A Master Plan for the Northern Development Areas A Adopted February 2, 2011
Amended June 10, 2015

7. Design Guidelines for the Places29 Area

Introduction

Physical form can make a plageighborhoodriendly, attractive, angedestriaroriented The

guidelines in this chapter provide direction to ensure that the physical form of future development

and redevel opment supports the communityédés visio
identify ways in which the walkable, watbnnected, sustainable, and livable environments

described in the earlier chapters of this Master Plan can be achievedeigtimrhood level

The design guidelines in this chapter recommend a future frocoagéionfor both Entrance
CorridorstreetsandProffit Road. Theguidelinesprovide information on building orientation as it
relates to street typ&his sectioralsoprovides guidance on the way in which the boundaries of
the Developmenireas relate to the adjoininRural Aress.

Design Guidelines for Development Areasd An Appendix

A future gpendixto the Comprehensive PlaBeneralDesign Gidelines for Development

Areas will provide design guidandkats houl d be wused for all of the C
Areas, includinghose that are part #laces29. The elemeritstheappendix are not repeated in

this chapter, but should be ugedyuidenew development and reddgpment. These elements

are also essential to understand the guidance givbis chaptefor Entrance Corridors.

This chapter and th@eneralDesign Guidelines for Development Arealso serve as a guide for

future planning efforts, such &mall AreaPlans, zoning ordinance revisions, and the review of

proposed developments and other projects. The guidelines are intended to shape the fundamental
elements of neighborhood foriMore detailed design guidelines that are incorporated into future

Small AreaPlans are welcomand necessary sageidetnesnsi onso of t he

Frontage Conditions for Entrance Corridors & Proffit
Road

Types of Frontage Conditions

Frontage conditionare the physical conditions of property whemméetsthe street. Physical
condiions may be parking lots, landscaping, buildiray natural vegetation where the property
and rightof-way line come together. Whatever is located at this juncture is considered the
frontage condition.

TheAssets, Needs, and Opportunities Refitat wagprepared early in the Places29 planning
processhows the existing conditions along the Entrance CorridorsREbemmended Entrance
Corridor Frontage @nditionsMap shows five frontage types for properties along Entrance
Corridors. The map also includesoHit Road, the onlymajorroadin the area that is not

currently designated an Entrance Corridor. On the FrontagditionsMap, the pair of

segmented, coleroded lines along eadlide of the Entrance Corridor indicates which of the five
frontage typess recommended for that segment of the Entrance Corridor (and Proffit Road). The
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five frontage onditiontypes ardJrbanFrontage Landscape®evelopmenfrontage
Landscaped &sidentialyard FrontageOpenlLandscapé&rontage andForestedBuffer Frontage

It is important tanotethat all streets in the Places29 aaea expected tbave a sidewalk or
pedestrian pathbn both sides of the street, except where it is not physically possible to do so
Separation betwedhe pedestriarpathor sidewalkand thestreetwill be providedby planting

strips, either grassy strips with treesmaved areas wittrees in grates'he wider the street and
faster thdraffic, thewider the planting strip should be in order to provide adequate separation
betweerpedestriansn the sidewallandmoving traffic.

Urban Frontage

An Urban Fontage condition is designed to accommodate high levels of pedestrian athigity.
area occupied by an Urban Frontage is the land between the back of the curb and the face of a
building, incluing the front door that faces the stréegures 71 and 7.2 show an Urban

Frontage condition along a street.

Figure 7.1. A photosimulation of an Urban Frontage condition showing buildings that
front onto an Entrance Corridor with minimal setbacks.
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Figure 7.2. A cross section showing a two-lane road with an Urban Frontage condition.

Pedestrian activityn an area designated Urban Frontegdifferent for US 29 thaon other
Entrance CorridostreetsOnUS 29,pedestrian activity is focused prinigron access to mass
transit, as well as guability to walk safely and conveniently for short distances along the
corridor. The expected US 29 Urban Frontage condition is illustrated in Fi@usel@w.Except
for US 29, hildingsin an area designatédtban Frontagareto beoriented toward the street
with minimal or no setback&imary building entranceshouldface the Entrance Corridor
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Figure 7.3. A cross section of US 29 showing an Urban Frontage. Note thatan 81 12 foot
pedestrian path may be substituted for the sidewalk on one side.

The UrbanFrontagecondition includeshreedistinctfunctionalpedestriarzoneshetween the
back of the curb and the front of the buildiag illustated in Figure 4:

1. The Plantingand Furnishings Zone
2. ThePedestrian Througdone( t he fAsi dewal ko)

3. The Transition Zone
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Figure 7.4. The three functional pedestrian zones of the Urban Frontage condition.

The characteristics @achzone are based dhe location opedestrian activities and design
elements. Theecommended width fazachzonedepend®n thenumber ofpedestrias generated

by existing and future adjacent land uses. Generally, streets with a more intense and greater mix
of land uses are expectednave morgedestrian traffic, so tse streetsvill have awider
recommended Pedestrian Throtigne.Streets with more pedestrian traffic may also have a

wider recommended Transition Zone to accommodate café seating and other amenities.

Figures 75 and 76 show two examples of the thrpedestriarzones

Figure 7.5. A sidewalk in an urban environment showing all three pedestrian zones.
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Figure 7.6. An example of a wide urban sidewalk showing all three zones, with café tables
in the transition zone.
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Planting & Furnishings Zone. The Plantingand Funishings Zone acts as a buffer between
moving traffic and pedestrians on the sidew@lk. Entrance Corridorsther than US 23he
Planting & Furnishings Zonacludesa planting strip for street trees bastrees in grates. It may
also contairstreet funiture, parking meters, fire hydrants, bicycle racks, and thewikieh are
consolidated to keep them from being obstacles in the Pedestrian TiZiough

The width of this zone will vary depending on the pedestrian activity level and the speed and
volume of traffic from which buffering is needéd/hereright of way conditions permithere
may be a place for seating; howewbg primary location foseatingshould bén theTransition

Zone. Seating along sidewalks of local

access lanes adjacentaoden@orridos should follow

the guidance in th&eneralDesign Guidelines for Development Areas

Along US 29, the planting and furnishing zone is primarily a planting strip for trees and shrubs
that provides a greater separation from-faewing traffic This transition zone is not expected to
provide for outdoor seating or activjtgxcept for transit shelters/bench&ke area will provide

for a greater building setback from the corridor.

The recommended width for tiRkanting& Furnishing Zone in thePlaces29 area is fable 71:

Table 7.1. Recommended Planting & Furnishings Zone Widths along Entrance Corridors

and Proffit Road

Entrance Corridor and Proffit Roa

Width of Planting and Furnishings Zone

Us 29

12 feet min.

Other Entrance Corridors

10feet min.

Proffit Road

10 feet minorf designatentbarside of the strget

Pedestrian Through-Zone. The PedestriamhroughZone is intended for pedestrian travel only

andshould be accessibl€his zone ighe areanost users think of as the actsalewalld

between the planted area next to the curb and the area directly in front of adjacent biifgings.
width of the ThroughZoneshould increase where higher pedestrian volumes are expected or

where aoomyfi f eel 0 f or

t he pedrestrian environment i s

On US 29, the Pedestrian Througbne may actually be a muliise path that also allows for

bicycle traffic.

Transition Zone. The Transition Zone is the area between the Pedestrian Thraumghand the
property lineln most placestiprovides a &nsition between the walking area andlibsiness or
other destination next the sidewalk. The Transition Zone is also the area where pedestrians
slow down as they approablsinessesvindow shop, or exit and enter buildings most cases,
theTransiton Zone isthe width of sidewalk in front of the buildings that is outsidehef t
Pedestrian liroughZone.Businesses may use this zone for outdoor displays and seating when
the area is paved amadequate width is providetl.mayalsobe a grassy landsged aredhat
providesa separation between the sidewalk and the timéne building This area may also be

called the Afront

P AangUs 2% thise area will be ddfepemnthmt ons et b a ¢ k

other streets in the Places 29 area. This greapen dethe reflection of the need to have front
doors further away from the fastoving traffic.
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Table 72 indicates the recommended widths for each of the zones in the Urban Frontage
condition(see Chapter 4 for application on individual streets)

Table 7.2. Recommended Widths for the Three Pedestrian Zones

Planting & Furnishiisg| Pedestrian Throughone Transition Zone Total Widtlof All
Zone (Sidewalk width) Three Zones

51 12feet 51 16feet 37 20feet 1371 48feet

Existing Development. Thereare places showasUrban Frontage on the Recommended
Frontage Conditions Map which may redevelop in their entirety or which may redevelop
incrementally. Foareas shown as Urban Frontage thiitnot redevelop in their entirety,
improvements to the froagie should be made reduceor eliminatethe visibility of existing

parking lots in the Entrance Corridéior the short term, thesesaswould follow the
recommendations fdrandscaped DevelopmehRtontage (see belowimprovementalongthe

lot frontage shouldncludea vegetative screen or a combination of architectural and vegetative
screeningo block the viewof the parking from the Entrance Corridor. WHelh redevelopment

or regradingpf the sitedoesoccur, the Urban Frontage conditisimould beachieved

Grade Separations. This Master Plamecognizes that grade separation may be necessary at
several intersections along US 29. The need for grade separations, as for other major
transportation improvements, will be reevaluated with eachylasupdate of the Master Plan.
Two potentialgradeseparated intersections, US 29 and Rio Road and US 29 and Airport/Proffit,
are shown with Urban Frontage on the recommended Frontage Conditions map. The ultimate
desired conditioms Urban Frontage; howevauntil the engineering has been completed for the
design of the grade separatiptiee exact dimensions of the adjoining properties will not be
known. In the interim, a Landscaped Development Frontage should béNasedhat these
intersections will eache the subject of a small area planning process, which will define the
ultimate recommended road improvements. Frontage condition recommendations may need to be
reevaluated when the Small Area Plans are completed.

Shallow Frontage. There may also be snhalreas of roadway with lots of shallow depth which

are designated Urban Frontage. The Urban Frontage designation represents the desired condition
for the full length of that part of the road. Whéhes shallow depth does not allow for Urban

Frontage to & used, then a Landscaped Development Frontage should be used.

Landscaped Development Frontage

A Landscaped DevelopmeRtontage conditiomccurswhere parking lots are located between

the Entrance Corridor aratljacenbuildings or where a rural sectioof street exists and is

expected to continue as a rural section for the foreseeable. finisraot the preferred frontage
condition, however, it responds to the situation in the Places29 areaexistireg auto

dominated uses, such as surface parlatgy tar repair service yards, or delivery areasd to

be visuallybuffered orscreened fronkEntrance Corridostreets anddjacent sidewalks or multi

use paths. By and large, this designation is intended to encourage improvement of existing auto
dominded areas until they can be redeveloped into a more compact, pedesnidly pattern.

The LandscapEDevelopmenfrontage may be appropriate for new development as explained
later in this section.
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Throughout the Places29 areaidewalk or pedestrmapathis always expected on streend it
should beseparagdfrom the streeby a planting strip oa strip oftrees in grateadjacent to the
curb Where a Landscaped DevelopmEnintage condition is used, in addition to the planting
strip with treedetween the street and the sidew@dijacent to the curpadditional landscaping
in the form ofa landscapdbuffer is needed between the back of the sidewalk angkttkéng
area A sidewalk or path is needed various points along the corridorprovide access from the
sidewalk along the street to the parking lot and the buildings served by the parkilipdog.
grades between the parking lot and sidewalk are different, stairs orcaBiliant paths are
needed.

A landscapéd buffer isastrip of landplanted with a variety of trees and shrubs and intended to
mitigate the effects of adjacent uses or activities that require some degree of sepaditio
reduce the sense of atdominance in the public realmthe need for separation between
activitiesor uses dictates the specific characteristics of the landsbaffer. Depending on the
bufferds dept h, pldntheightyand esmacingsfdtheihcarpotaton afi s e d
vertical, built elementée.g.,walls and fencésa landscapkbuffer can soften visual impacts,
visually screen, mitigate noise, separate spaccaymplisha combination of these.

While the buffer may include walls or fencésshould always include trees asidrubs Where a
screening function is necessary, trees, shrubbs, and fences will reduce and eventually
eliminate visibility of undesirable elements between adjacent uses or objectifmzdbies for

the pedestrian or person riding in a ¢camdscape buffers can be designed to act as screens if
they are dimensned and degnedappropriatelyFigures 77 through 79 illustrate the desired
buffer conditions.
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Figure 7.7. An illustration of surface parking with alandscape buffer. The trellis in the
center of the wider buffer might be replaced with alow hedge.
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Figure 7.8. An illustration of structured parking with a landscaped buffer.

Figure 7.9. A photosimulation showing a surface parking lot with landscaped buffer.
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Table7.3 gives the recommended landscadipeaffer widths:

Table 7.3. Recommended Landscaped Development Characteristics

Width of Landscape Buff
Entrance Corridor along Parking

ROAD LANDSCAPE BUFFER | SIDEWALK OR PATH LANDSCAPE BUFFER

NEXT TO STREET WIDTH BETWEEN PATH AND
PARKING LOT

Us 29 127 20feet 81 16feet 107 20feet

OtherEntrance 81 16feet 571 15feet 10 feet min

Corridors

Proffit Road (Urban 10 feet min.

side)

Existing Developmentshown as Landscaped DevelopmenRedevelopment is not expected
for at leastenyearsin those areas dgmated Landscaped Developrhen theRecommended
Frontage ©nditionsMap. The primary use of ik frontageconditionis toreduce or eliminate the
visibility of existing parking lots in the Entrance CorridBesignaing areas Landscaped
Development enables property owners to impithwedr properties beforeompleteredevelopment
is needed or desired. Improvemealsngthelot frontage shouléncludea vegetative screen ar
combination ofarchitectural and vegetative scraggto block the viewof the parking from the
Entrance Cordor. As the ultimate goal for the Development Areas i®¥Jdman Frontage
Condition, he designation of LandscapBevelopmentrontage along an Entrance Corridor
should be reevaluated with evdiye-yearupdate of the RIn. As the areas shown for Landsahp
Development become ripe for redevelopment, the designation should be changed tiheeflect
desired Urban Frontage.

Existing Development shown as Urban Frontagthat may be redeveloped as Landscaped
Development As indicated in the section on UrbaroRtage, achieving an Urban Frontage
condition may be difficult until total redevelopment of a site or adjacent sites écruexample,

it may be very difficult to create a landscape buffer and relocate and widen a sidewalk where
sidewalks on adjoining pperties are three feet from the back of the curb. It may be hard to
create the Urban Frontage where extreme grade differences exist between the street and the
building pad. In thesand othercases, it is important that improvement of the site be encedirag
Improvement should include additional landscaping, the addition of a sidewalk across the
frontage (if none exists now), and provision of a way for pedestrians taeasillgfrom the
sidewalk along the street to the business, institution, or resitesgian the other side of the
landscape buffer.

New Development.While Landscaped Development is not the preferred frontage condition,
there are a few areas on the FrontagaeditionsMap where Landscaped Development is shown
and there is no existing delopmentLandscaped Development is recommended for these sites
because of their unique characteristinssome oftheseareasthere may be significant grade
differences between the street and the property to be developed. Thereptaebeavhere
relocatingmajor utilities would be prohibitively expensive. There also may be lot depth problems
thatprevent a full block from being created when a new street isgdauilel toUS 29.

Blocks with shallow depths As mentioned in Chapter 4, creation ofdis is a goal for the
Places 29 ared block with full depth allovg buildings to face parallel street (or local access
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laneor service roadand buildings on the other side of the block to face the Entrance Corridor.
Parkingcanthen be relegated to tleenter of the block between the two buildingthere a block
cannot be developed with sufficient depth to allow buildings to face both US 29 and a parallel
street, the result may be buildings facing the parallel stiéth would be doubléronted

buildings In this stuation, relegating parking to the rear of the building may put the parking
between the building and the Entrance Corritldnerethis is the onlyoption, the Landscaped
Developmentrontage willvisually bufferthe backs of buildings andking lotsfrom

pedestrians and Entrance Corridétewever, allbuildings must still meet the Entrance Corridor
architectural desigrequirementseven thougla structure may not have an entrance that fronts on
the Entrance Corridor.

Structured Parking. In rare instances, where the depth of a block or topographical constraints
create a difficult site, structured parkin@y face the Entrance Corridérlandscapéd buffer
shouldthenbe usedo soften the appearancetbé structured parking along an Eace

Corridor. The goal is to use vegetation to help minimize the scale and massing of structured
parking and to add interest. The landschpaffer will also help to separate the sidewalk or
pedestrian path from an adjoining structure (see Fig8je 7.

Grade Differences. The Landscaped Developmdfrbntage condition is also appropriate where

the grade of the Entrance Corridor street is well above or below the lot to be developed. Figures
7.10and 7.1 show how a landscapgéuffer is used to soften the@garance of a parking lot

from the Entrance Corridor where there are significant grade differéffoeghotograph in

Figure 7.12 shows the connections between a sidewalk with a bus shelter and buildings set back
from the street.
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Figure 7.10. An illustration of parking with a landscaped buffer and a grade difference.
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Figure 7.11. Anillustration of surface parking with a landscaped buffer and a larger grade
difference than the one shown in Figure 7.10.

Figure 7.12. An example of Landscaped Development Frontage with sidewalk and bus
shelter, and showing connections from the sidewalk to the buildings.
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