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The Southeast Austin Trails and Greenways Alliance

The Southeast Austin Trails and Greenways Alliance was created during this
planning process and is comprised of individuals who are dedicated to realizing
their trail vision for the area The mission of this group is to

Establish a viable hike and bike trail along Country Club Creek and
Town Lake with connections to trails in the Colorado River Park

Much has been accomplished by this group, which has met many times over the
duration of this planning process Members planned and strategized, conducted
fieldwork assessments, created maps, contacted and met with property owners
along the creek, talked with the Parks and Reci cation Department staff for
technical assistance and information, met with Watershed Protection and
Development Review staff to identify sensitive environmental features around
creek areas, researched possible funding sources and last but not least,
contributed towards the development of this section of the Neighborhood Plan
In the future the group may choose to investigate attaining non-profit status as
this may open up some funding options The Southeast Austin Trails and
Greenways Alliance was the winner of Keep Austin Beautiful's 2006 Community
Involvement Award

The proposed trail system along Country Club Creek is still in the beginning
stages, but this group is determined and energetic about making the project a
reality The group believes that with the exception of a few difficult areas, this is
a very feasible trail project Members have decided to focus their efforts closest
to the Colorado River Park with the hope that once the first section is completed
and accessible to the public, it should be easier to get the subsequent sections
started

The group has identified several possible funding options to build the proposed
trail First, the trail proposal is included in this Neighborhood Plan and the
PARD is supportive of it, meaning the City could possibly secure some funding
for the project in the future Second, Texas Parks and Wildlife offers numerous
recreational facility grants, including trail grants Third, the apartment
communities adjacent to the trail may be will ing to provide some funding to
benefit their lesidents Fourth, area businesses that directly benefit from the trail
(AMD in particular, among others) might take a serious interest in the project
Fifth, thcie is a large population in this aiea fiom which to draw volunteer labor
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for the construction and maintenance of this trail This volunteer time can also
be used as a match for grants Specific details of the proposed project follow

The Country Club Creek (CCC) Proposed Trail Project
The following information provides specific details of the proposed trail system
along Country Club Creek It was prepared by Jim Temple, a member of the
Southeast Austin Trails and Greenways Alliance, after extensive planning and
fieldwork The section descriptions in this narrative follow the trail route
outlined m the maps following the narrative The sections arc divided based on
length of trail and some contain both easy and difficult portions

TRAIL HEAD TO ELMONT
The CCC Trail northernmost trailhead connects to existing trails at the parking
lot for Kneg Fields in Guerrero/Colorado Rivei Park (G/CRP) From this point
the first section of trail goes south along the driveway until the drive curves At
this point the trail goes up a short rise into the wooded area This rise is the only
challenging portion of the first trail section A portion of the hillside will need to
be graded to provide handicap access, and some trees and vegetation will need
to be removed From that point, the trail meanders around trees and through a
fairly open space

The first intersection of the trail is in the center of a large open aiea, and the first
major branch of the mam trail extends west to the intersection of Pleasant Valley
Road and Lakeshore Drive This side trail is situated to avoid a large dumpsite
that will eventually need to be cleaned up as this trail gets more use At the road
intersection, pedestrian crossing signals will need to be installed

The primary trail continues south along the creek Shortly beyond the
intersection, the trail crosses onto private property, owned by the Texas Student
Housing Authority (TSHA) The tentative plan calls for two trail access points to
the apartment complex, however negotiations with the owner/manager may
influence those access points This section of trail also crosses two drainage
channels, the first one at about the midpoint of the TSHA property, and the other
at the terminus of Elmont Drive The original concept was to construct a timber
bridge across these drainages, however upon further evaluation it seems that
large metal culverts will be more suitable and much less expensive

Access to the Mclrose Apartments of Austin can be provided, however the access
to this apartment community will need to cioss the creek There aie two options
for this access, the first being a concrete low water crossing similar to the one
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further downstream in G/CRP, or a timber bridge similar to the one that links
both sides of The Landing at College Park apartments further south A specific
location for that crossing has not yet been evaluated

The first section of the CCC Trail ends at the terminus of Elmont Drive Even
considering the two culverts and handicap access that will need to be provided
at Krieg Fields, this is a fairly straightforward and simple section of the trail

ELMONT/WICKERSHAM
At this point, there is a decision to make The first and easiest option is to route
the trail on existing sidewalks along Elmont Drive and Wickersham Lane
Signage will need to be provided to indicate the trail route The other option is
to continue the trail access along the creek The issue with this particular portion
of the creek corridor is that the grade drops to creek level immediately outside
the apartment complex's fence, and this area is perennially soggy For this area
to be feasible, gabions (heavy wire baskets filled with rock) or some other
retaining structure will need to be constructed the entire length of the creek
between Elmont Drive and Wickersham Lane to create a "bench" or flat area for
the trail to sit on out of the flood prone area This bench would be most
appropriate on the western side of the creek The section along existing
sidewalks eliminates or postpones a significant construction cost, however it also
denies direct access to two apartment complexes, the east side of The Landing at
College Park apartments, and The Village at Riverside

Where the creek crosses Wickersham Lane, the two trail sections converge again
The trail follows existing sidewalks across the bridge, and utilizes existing
pedestrian crossing signals to cross Riverside Drive and Wickershnm 1 ane The
original concept was foi the trail to be placed under the Wickersham and
Riverside bridges Unfortunately, there is not enough clearance under
Wickersham Lane, and there are significant erosion issues under Riverside Drive
Construction of a trail under these three bridges will be very difficult without
massive investment in creek reconstruction and channelization

The trail does not cross the creek again along Riverside Drive, but instead turns
south along the creek through the Country Club Creek Apartments, and stays on
the eastern side of the creek The clearance around some of the buildings is a
little tight in this area, but certainly feasible A bridge connects both sides of the
complex in the center of the property The second section of the trail ends where
it meets the cul-de-sac at Shenngham Drive
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SHER1NGHAM DRIVE
The third section of the trail begins at Shenngham Drive, and the route becomes
slightly diff icul t The detention area for the Austin Student Housing apartment
complex is directly adjacent to the cul-de-sac Three potential options exist to
traverse the area 1) a boardwalk over the boggy aieas below the water control
structures, 2) a bridge constructed over the top of the structure, or 3) route the
trail on the dry area between the detention pond and parking lot The most
direct route would be the boardwalk, the most expensive would be the bridge,
and the easiest but narrow and most circuitous route would be the 3rd option

Beyond the detention
obstacle, the trail can
easily stay on the upper
section of the Austin
Student Housing
apartments, just west of
the parking lot The
ornamental fencing will
require modifications at
the entrance close to Oltorf
Street The trail will pick
up on the existing
sidewalk and turn west to
Pleasant Valley Road,
cross the creek, and use

existing pedestrian signals to cross Oltorf Street From here, the trail will follow
the existing wide sidewalk south along the new Pleasant Valley Road extension
to the cul-de-sac

Tins section of Country Club Creek, which runs
between the Country Club Creek Apartments, is ivell-

groomed, while other sections are maintained in a more
natural state

An alternate hail route has been discussed for section three along the south
extension of Pleasant Valley Road Access can be provided to the Chevy Chase
Downs apartment complex through the undeveloped wooded area behind the
property In addition, James Crockett, the owner of property between the
Pleasant Valley Villas and the Sunndge neighborhood, has agreed to provide a
sizeable trail easement along the creek in association with the development he
would like to cieate on his property This alternate trail would also require the
cooperation of the Most Reverend John McCarthy for a continuation of the trail
easement along the creek Access for the Sunndge neighborhoods can be
provided to this particular trail at the ends of scvcial cul-de-sacs A trail section
may be considc-ied in the future that extends south to Ben White Blvd and may
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connect to other trails being developed south of Ben White Blvd at some point in
the future

EXTENSION TO AMD
The fourth section of the primary trail picks up along a gas pipeline Right-Of-
Way (ROW) and turns east This ROW extends all the way to AMD (Advanced
Micro Devices), and can access their existing trail loop Two access points exist
to this pipeline, one from the end of the short disconnected section of Pleasant
Valley Road (independent of the recently completed south extension), and the
other that will connect to the St Peter the Apostle Catholic Center

PLEASANT VALLEY TO BURLESON
Section five of the trail also begins at the
end of Pleasant Valley Road This branch
continues along the power line ROW to
Burleson Road, crosses Burleson, and
turns sou th again and continues to
Mission Hill Drive Pedestrian signage
and a blinking yellow light (similar to a
school zone sign) will need to be installed
on Burleson Rd to warn drivers of
pedestrian/bicycle presence

MABEL DAVIS PARK AND PARKER
LANE

Section six is the western extension of the
trail to Mabel Davis Park and Parker Lane
(as mentioned earlier), and becomes
increasingly difficult in some parts The
trail turns from the main path at Pleasant
Valley Road and heads west along a
branch of CCC The proposed alignment
would stay south (inside) the ornamental
metal fence that comprises the park area
for the Pleasant Valley Villas At the property line of the Villas, it is unclear
which direction the trail should take, as the ten am in this area is particularly
difficult Upon first evaluation, the most feasible route would involve a steel
pedestrian bridge across the creek near the corner of the Bridge Oak Lodge
apartments The trail will follow a utility cut for a short distance, and then access

The Pleasant Valley Bikeway, seen
here under construction, connects

Pleasant Valley Road with Burleson
Road
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the back side of the Douglas Street Landings property There are a series of
detention areas behind the buildings, and the berms for those ponds provide an
ideal trail location At one point along the detention area, a short span will need
to be built over a water control structure A short section of trail will access the
Douglas Street cul-de-sac

From the Douglas St Landings, the proposed trail turns south to the Burlcson
Heights neighborhood This section is also fairly difficult terrain Douglas St
was at one time proposed to be one continuous street, however it was never built
all the way through The advantage of this particular situation is that the street
ROW still exists and can be used for the trail location The downside of this
alignment, however, is that the trail will need to cross 2 to 3 braided sections of
the cieek bed in a couple of areas, increasing the construction costs significantly
Another option may be to keep the trail on one side or the other and only
provide one bridge if at all possible The Parks and Recreation Department
(PARD) might need to consider the pui chase of several floodplain lots in the
Burleson Heights neighborhood that would otherwise be very difficult to
develop This would also provide the opportunity for a pocket park serving
Burleson Heights, Douglas St Landings, and Bristol Square apartments
Regardless of the route in this area, the trail will cross the Bristol Square property
along the creek, and provides an opportunity for access for the residents of that
apartment complex

As the trail continues west, it will need to cross Burleson Road Pedestrian
signage and perhaps a blinking yellow light (similar to a school zone sign) will
need to be installed on Burleson Road to warn drivers of pedestrian/bicycle
presence The trail should stay south of the creek in this section The property
lines of the homes in that area extend all the way to the creek centerlme, however
most of their lots are fenced off at their retaining walls This creates an ideal
bench area for a trail Unfortunately, erosion on this particular section of the
creek is terribly aggressive Gabions or other erosion control will need to be
installed along this section to prevent further loss

The trail crosses Metcalfe Road by the bridge, and turns south again The
developer of the proposed Shire's Court has agreed to provide trail access along
his property boundary adjacent to Linder Elementary, and also a ROW west to
the small dead end street, Cailson Dnve The south extension adjacent to Linder
will provide children access to the trail, and also connect the CCC Trail to Mabel
Davis Paik, which is currently undei landfill remediation Once Mabel Davis is
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open to the public again, this trail access will provide a massive extension of the
recreational opportunities to park users

TRAIL SURFACE OPTIONS
The trail surface is certainly up for discussion At the very minimum, and in the
beginning to establish the trail corridor, a natural earth path will need to be
established Several soil stabilization products exist on the market to create a
hard surface using the existing soil Unfortunately, some of these products are

fr.Source 'Malcolm!jYeatt$£

Volunteers hauled a lot of trash out of the undeveloped parkland south of the Kneg
Softball Complex in preparation for the Countnj Club Creek Trail

largely ineffective, and others are very expensive It might be reasonable to try
small test sections of several products to attempt the installation method and
evaluate them for durability after a year of use Other trail surfaces to consider
include granite gravel, asphalt, and concrete Granite gravel is easiest to place
and is prefened by walkers and runners The downside of granite gravel is that
it requires a lot of maintenance, and PARD would like to reduce the amount of
maintenance on new and existing trails While asphalt is fairly fast to install and
is also easier on runners' knees, it will requue a significant amount of base
material to keep from cracking and shifting ovei the East Austin clay soils Also,
asphalt cannot be placed in any areas that are at risk of frequent inundation in
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the floodplam as hydrostatic pressure will reduce it to rubble The only other
option in flood prone areas is concrete, which requires a lot more work to set up
with forms and reinforcing mesh Concrete can easily become cost prohibitive

There are many locations where the trail crosses major thoroughfares Several of
these are at existing intersections and have existing pedestrian crossing signals
Other crossings are nowhere close to an intersection and will require
independent signage One potential product is this sign system that detects trail
users and turns on a flashing yellow light (similar to a school zone sign)
http //www crossalert com/
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Map 10: Proposed CCC Trail

Proposed Route for the Country Club Creek Trail
A project of the East Riverside/Oltorf Neighborhood Planning Area
Creeks & Trails Working Group
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Map 11: Desired Greenspace Map
(developed by Advisory Committee)
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7. Urban Design Guidelines

Introduction

The purpose of the voluntary design guidelines is to reinforce the positive
elements, patterns, and characteristics that exist or are desired within the
Riverside, Parker Lane and Pleasant Valley Planning Areas, they help each
neighborhood planning area to create a unique sense of place within the city
Adherence to the guidelines makes it possible for the existing and desired
character of the planning area to be preserved, maintained, complimented and/or
enhanced

The following Neighborhood Design Guidelines for the areas within the East
Riverside/Oltorf Neighborhood Plan provide a basis for making consistent
decisions about building and streetscape design that affects the character of each
area Adherence to the guidelines is voluntary They are not intended to limit
development within the Riverside, Parker Lane and Pleasant Valley Areas The
intent is to provide ideas for the appearance of new development,
redevelopment, or remodeling These guidelines primarily focus on the
streetscape- the publicly viewed area between the fronts of buildings and the
street This area includes the streets and sidewalks (public rights-of-way), front
yards, building facades or fronts, porches and driveways (private property)

There were a few themes that consistently emerged throughout the East
Riverside/Oltorf Neighborhood Planning process that the voluntary urban
design guidelines in this section attempt to address

First, the character of existing single-family residential neighborhoods should be
preserved and new construction should integrate well with existing
development Consideration of existing development should be given with
respect to the height and overall size of new structures Building that encourages
"neighborliness" is appreciated as is promoting a natural "green" environment

A second theme is that existing multifamily structures that intend to redevelop
as multifamily should incorporate design qualities that are visually pleasing and
function and integrate well within the surrounding neighborhood environment
Since multifamily buildings tend to be very large in size within this planning
area, much thought and consideration should go into the characteristics of their
redevelopment This section includes a long list of items to consider that relates

* * * DRAFT
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to the redevelopment of such sites/ since these developments will have a
significant impact on the quality of life, not only for the large number of people
living within the building/ but also for the individuals and families in the
surrounding community

A third theme suggests that non-residential corridors/ in particular the stretch of
Riverside Drive from IH-35 to Pleasant Valley Road/ should redevelop in such a
way that makes local residents and visitors want to stop and enjoy the area and
its services instead of simply passing through en route to another destination
The Urban Land Institute (2003 8) writes

The era when anything developed in an urban neighborhood was
considered to be better than nothing is over Desperation has driven many
communities to accept developments that are inappropriate for an urban
street and antithetical to an enjoyable pedestrian experience Suburban-
style, pedestrian-deficient retailing with blank walls facing the sidewalk/
parking lots that disrupt retail continuity/ throw-away architectural
quality, inappropriate building design and scale, and lack of pedestrian
amenities are some of the most egregious mistakes that made many urban
streets mean and decidedly unfriendly to shoppers

Unfortunately, the latter part
of the preceding quote is an
appropriate description of the
current state of Riverside
Drive As such/ the following
principles, which form the
basis of the guidelines that
apply to non-residential
corridors/ should apply to
redevelopment along
Riverside Drive

Make development more pedestrian-friendly (i e reorient activity on the
site to face the street),
Use site planning and architectural elements to make the redeveloped site
fully part of the community/
Emphasize public space for shared activity/
Provide thoughtful landscaping options for the visual pleasure and
comfort of the street's patrons/ and
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Re-establish a street pattern that connects with the streets of the
surrounding community

The desire of the participants in this
planning process is that the non-residential
corridors within the East Riverside/OItorf
Neighborhood Planning Areas, specifically
Riverside Drive, become destination points
in and of themselves Wider, continuous
sidewalks along Riverside Drive, that are
set back and buffered from the roadway,
should be a part of any redevelopment
proposal for Riverside Drive "Greening"
Riverside Drive is necessary to make it
more comfortable for pedestrians and
generally more aesthetically pleasing
Improvements could include coherent
planting of street trees that would provide
shade when mature and landscaping of the
right of way, including turning islands like
the one at Barton Springs and South
Lamar

Special consideration should be given to the condition of Riverside Drive with
respect to the creation of incentives to encourage quality retail and/or mixed use
development that complies with the general design guidelines identified in this
section Specifying the precise nature of those incentives is beyond the scope of
this neighborhood plan, but this plan could be used as a guide and a starting
point to establish the nature of an incentives program and its intended results

New development can be very positive from an economic and social standpoint
for both the creator of a project and the surrounding community Developers and
property owners, small and large, are strongly encouraged to read these
guidelines and work with the residents who live in surrounding neighborhoods
to create a superior project that is mutually supported The following goals and
guidelines reflect the desires of the participants within the East Riverside/OItorf
Planning Areas to promote and experience positive change in the design of their
community and make it a source of pride for residents and visitors alike

DRAFT
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Non Residential Guidelines (e g Commercial, Office, Mixed Use, Industrial)

> Urban Design Goal Create interesting, lively, inviting, attractive, safe and
comfortable non-residential environments that will encourage walking,
biking and transit use and be appealing to passing motorists

Sidewalk Areas
*> Sidewalks should be

wide and continuous,
with winding or non-
linear pedestrian paths
preferred

<* Sidewalks should
provide a wide green
area (along very busy
roadways, twenty feet
is recommended) with
low landscaping to
buffer pedestrians from
motorists, shade trees
should be situated

This commercial area along Oltorf Street is nicely
landscaped, and the parking lot is screened from
view However, there is no buffer between
pedestrians and vehicular traffic.

closer to the interior edge of the sidewalk for pedestrians to enjoy as they
shop

*> Curb cuts along the sidewalk should be minimized so there is less
opportunity for the interruption of pedestrian activity

<• Lighting and signage along the sidewalk and in public areas should be at
pedestrian level Signage should be oriented to the pedestrian and
readable from the sidewalk and preferably mounted on buildings or
building awnings rather than on separate or detached structures (e g pole
mounted signage), it should not dominate the landscape

<* Bus shelters should provide shading and protection from inclement
weather, seating, and lighting for visibility and safety

Buildings
*> Buildings should be pedestrian-oriented with storefronts close to the

street, both in the front and on the sides to have direct access from
sidewalks, except where there is a desire for outdoor seating areas or
markets

DRAFT
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*> Ground floor windows should promote visibility to store interiors and
buildings should include awnings to provide additional relief from sun
and rain

*> Buildings should be constructed at a human scale, to avoid a "canyomng
effect" stepped back building heights are preferable

•> A diversity of building heights and dividing and/or recessing building
facades can be incorporated into the design to avoid a solid wall effect and
reduce the overwhelming size of large buildings

Public Areas

<* Public spaces that
promote civic activities
such as small music
events or market
squares are
encouraged These
areas could include
open plazas, seating
areas, shading,
landscaping and art

Aesthetics and art

<• Mechanical equipment, utility boxes, trash disposal units, cluster mail
boxes and loading docks should be placed and/or located out of sight
from the street and/or screened from public view

*t* The integration of public art into commercial architecture is encouraged in
building design and in public spaces

<* Landscaped traffic islands and traffic circles are desired to not only make
a more attractive roadway environment, but to also facilitate pedestrian
crossings and automobile circulation

> Urban Design Goal Create convenient and accessible parking areas that do
not dominate the environment and provide safe interaction between
vehicles and pedestrians

*> The creative placement of automobile parking should be explored, with
the ideal situation of lots and garages being behind, above or below the
mam buildmg(s)

DRAFT
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<* There should be a convenient place to park bicycles close to the mam
entrance of each building

*** Shared parking that would connect adjacent businesses is encouraged, this
would minimize the number of curb cuts necessary and improve overall
traffic circulation and efficiency

<* Where right-of-way is wide enough, parallel parking on the street is
encouraged to help calm traffic and buffer pedestrians from autos

*J* Side lot parking should be screened from public view with a low hedge,
wall or fence that still allows for security surveillance

<* Walkways should provide interior as well as cross-traffic connections and
be protected from automobile traffic

*> Partnerships among businesses are encouraged so that there is a unified
approach toward service delivery issues The creation of a shared
commercial delivery strip, or service area that is out of public view and
does not interfere with the activity on the street and sidewalk is preferred

Urban Design Goal Minimize the visual impact of industrial properties from
other distncts and public spaces in the neighborhood planning area

<* Industrial properties are encouraged to set back from street frontages as
much as possible Berms and landscaped buffers should be used to screen
intense industrial operations from the street and adjacent non-industrial
districts

<* Landscaped buffers along street frontages should include shaded
sidewalks or trails

<• Where inhabited portions of buildings exist (such as offices and lunch
rooms), they are encouraged to face the street and have windows and
doors directly accessible to the street

<* Parking and shipping/receiving areas should be designed to the same
standard as commercial districts

* * * DRAFT * *
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Single Family Residential Guidelines

> Urban Design Goal Encourage urban design strategies for single-family
neighborhoods that preserve, complement and enhance existing character.

Design Characteristics
<* New single-family construction should mimic existing architecture

Building heights, construction materials and architectural details should
enhance the existing character of the neighborhood

<* Front doors and a minimum of two ground floor windows should be
oriented towards the street to promote "eyes on the street "

<* Duplex structures should have at least one framed entrance that faces the
street and should reflect the scale, height and appearance of homes
around them

*** Mechanical equipment (air conditioners, electric and gas meters, etc ) and
garbage cans or garbage storage areas are best located to the side or rear of
the house, where they cannot be seen from the street If the location is
visible from the street, it should be screened from view

*t* Exterior building and site lighting should be unobtrusive and not
illuminate neighboring properties

*»* Utilize the Green Building Checklist whenever possible Use local
materials, maintain efficient heating and cooling systems and consider
consulting a green building professional for structural details and site
plans See the COA's Green Building Program for more information
(Tittp //www ci austin tx us/greenbuilder)

Landscaping
*t* Provide ample space in side and front yards for trees, landscaping or open

space Existing trees in front yards and along the street should be
preserved and protected and additional trees planted to create a
continuous canopy of cooling shade over the street and sidewalks Use
native and drought-tolerant plant species to the greatest extent possible to
minimize water consumption

<* If a front yard fence is desired, encourage "friendly" fences or hedges
along the front property line that are low enough to see over the top (less
than four feet) or made of a see-through material to avoid creating a
walled-off appearance

<* Front yards are usually a green landscaped area with minimal impervious
paving If larger areas of parking are needed, they should be located
behind the house

* * * DRAFT * *
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Multifamily Residential Guidelines

> Urban Design Goal Promote mulhfamily structures that relate well to the
surrounding environment, utilize a variety of building forms, have a
thoughtful parking scheme, provide public open space and include a
variety of appropriate landscaping features

Building Shape
<* Relate the overall height of the new structure to that of adjacent structures

and those of the immediate neighborhood Avoid new construction that
vanes greatly in height from other buildings in the area, except where the

, local plan calls for redeveloping the whole area at much greater height
and density To the extent feasible, relate individual floor-to-floor heights
to those of neighboring buildings In particular, consider how the first
floor level relates to the street and whether this is consistent with the first
floors in neighboring buildings

*t* Relate the size and bulk of the new structure to the average scale of other
buildings in the immediate vicinity

*> Consider utilizing a variety of building forms and roof shapes rather than
, box-like forms with large, unvaried roofs Consider how the building can
be efficiently manipulated to create clusters of units, including variations
m height, setback and roof shape Make sure various forms and shapes
work together to create a coherent whole

Porches, overhangs and

various dormer styles
enliven the facades of these

condominiums at the right
(Southstde Park Co-housing
in Sacramento, CA,

www designadvtsor org)

Building Appearance
*> Avoid creating a

building that looks
strange or out of
place in its
neighborhood Consider a building image that fits in with the image of
good quality middle-income housing in the community where the project
is located
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The housing below interprets the image of the traditional neighborhood home in a row house

configuration, increasing density while maintaining the look and feel of a single-family

development (Harriet Square, ivww designadvisor org)

Consider providing as much visual and architectural complexity as
possible to the building's appearance while maintaining a hierarchy of
scale and a unified overall form Consider breaking a large building into
smaller units or clusters Consider variations in height, color, setback,
materials, texture, trim, and roof shape Consider variations m the shape
and placement of windows, balconies and other fagade elements
Consider using landscape elements to add variety and differentiate units
from each other
Maximize window number and size (within budget constraints) to
enhance views and make spaces feel larger and lighter Use standard size
windows, but consider varying where and how they are used Consider
ways to screen and physically separate ground floor windows from
walkways - through screens or plantings - to provide privacy
Pay careful attention to the design and detailing of front doors Consider
what the front doors convey about the quality of the project and its
residents To the extent possible, respect the placement and detailing of
good quality front doors in neighboring homes
Relate the character of the new building facade to the facades of similar,
good quality buildings in the surrounding neighborhood or region
Horizontal buildings can be made to relate to more vertical adjacent
structures by breaking the facade into smaller components that
individually appear more vertical Avoid strongly horizontal or vertical
facade expression unless compatible with the character of the majority of
the structures m the immediate area
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The facade treatment of

these townhomes gives

a single family
appearance and helps

them to blend in to the

existing neighborhood
Metro Square,

Sacramento -
Townhomes,

www cnu org

Consider relating the roof forms of the new building to those found in
similar, good quality buildings in the neighborhood or region Avoid
introducing roof shapes, pitches, materials or colors not found in the
neighborhood or region
Respect the rhythm, size and proportion of openings - particularly on the
street facades - of similar, good quality buildings in the neighborhood or
surrounding area Avoid introducing drastically new window patterns
and door openings inconsistent with similar, good quality buildings in the
neighborhood or surrounding area

The size and rhythm of

the doors, windows and

porches for this co-
housing development
reflect those found in
more traditional

neighborhoods
(Southside Park Co-

housing in Sacramento,
CA,
www desisnadvisor ors)

Trim and details can provide warmth and character to a building's
appearance, particularly on street facades In general, the complexity,
depth and proportion of trim should relate to that used in good quality
middle-income housing m surrounding neighborhoods Carefully
consider the design of porch and stair railings, fascia boards, corners, and
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areas where vertical and horizontal surfaces meet - for example where a
wall meets the roof Generally put trim around windows Consider
adding simple pieces of trim to the top and bottom of porch columns
Creative use of materials and color can add variety and visual interest to
any fagade In general consider materials and colors - for the facade
(including foundation walls) and for the roof - that are compatible with
those in similar, good quality buildings in the surrounding neighborhood
or region Avoid introducing drastically different colors and materials
than those of the surrounding area Consider using materials and
construction details that do not require repeated or expensive
maintenance Favor materials that residents can easily maintain
themselves
To the extent possible, provide individual identities and addresses for
each dwelling unit Consider ways to break large, repetitive structures
into smaller, individually identifiable clusters Ensure that all dwelling
units have clear, individual addresses Consider design strategies that
allow residents to enhance and individualize the exterior appearance of
their own units

Large complexes can be broken down into
smaller clusters Each duster, in turn,
can be broken down into several separate
buildings, which include individual
entrances and identities for each unit
(Waterside Green,
wiuw desisnadvisor ors)

Building Lay out
*t* Provide as many private, ground level entries to individual units as

possible Ensure that all building entries are prominent and visible and
create a sense that the user is transittoning from a public to a semi-private
area Avoid side entries and those that are not visually defined At all
entries consider issues of shelter, security, lighting, durability, and
identity For apartment buildings, allow visual access from manager's
office and/or 24 hour desk Allow visual access to stairs and elevators
from the lobby For buildings with clustered and individual unit entries,
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consider providing small "porch" areas that residents can personalize with
plants, seasonal decorations, etc Limit "shared entries" to the smallest
number of households possible, eight maximum Consider providing
some form of storage - for strollers, bikes, etc - at or close to all mam
entries
Consider ease of visual and physical surveillance by the residents of areas
such as the street, the mam entrances to the site and the building,
children's play areas, public open space and parking areas Consider
locating windows from actively used rooms such as kitchens and living
rooms so that they look onto key areas Also consider containing open
spaces within the building layout and using the selection and layout of
plant materials to enhance, rather than hinder, surveillance and security
Consider specific design strategies to maximize the security of the
building, including adequate lighting, lockable gates and doors at all
entrances to the site and the buildings, and video cameras with monitors
See also information on Crime Prevention Through Environmental Design
(CPTED, http //www cptedontario ca/)
The entry to the site is critical to the public image of the development
Emphasize the main entrance and place central and shared facilities there
if possible Respect the street and locate buildings on the site so that they
reinforce street frontages

Entrances to apartments are evenly
spaced along the budding, providing
numerous points of entry while
maintaining a strong and continuous
presence along the street
(Paula Avenue Apartments,
wwm desisnadvisor or?)

To the extent possible, maintain the existing setback patterns within the
immediate vicinity of the building Avoid locating a building far in front
of or far behind the average setback lines of the four to five properties
located on either side of the proposed development Respect the side yard
and rear yard setback lines prevalent in the area
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The buildings in this

development are set back
slightly relative to neighboring

buildings in order to

accommodate grade changes
and make room for plants

along the sidewalk
(Matsusaka Townhomes,
www desiynadvisor org)

<* Consider placing buildings on the site so as to maximize solar access
during cooler months and to control it during warmer months Also
consider maximizing natural ventilation and access to views from within
the site Avoid a layout in which adjacent buildings obstruct one another
Design the building so that sun directly enters each dwelling unit during
some part of the day year round

Landscaping

*J* Good landscaping is critical to the quality of any project Consider how
landscaping and planting will be handled from the very beginning of the
design process Avoid considering landscaping as an "extra" that can be
added in at the end of the project or, worse, eliminated in the name of cost
control

<* Provide as rich a variety of plantings - trees/ shrubs, groundcover, and
grass areas - as possible Anticipate mature sizes and avoid crowding
trees, shrubs and buildings Use hardy, native species of trees and plants
that are well suited to the project location and are easy to water and
maintain

The courtyard and the
landscaping for this

multifamily development
create a small private

garden for residents
(www designadvisor org)

136
DRAFT



* * * DRAFT * * *
East Riverside/Oltorf Combined Neighborhood Plan

Consider how the landscape will be used by residents and specify
appropriate plantings In general, assume heavy use in all landscaped
areas Avoid delicate plants and shrubs in heavily trafficked areas,
especially in locations where they can be trampled by children
Recognize that some paved area will be necessary in family housing to
facilitate children's play However, large, empty paved areas should be
avoided Consider using alternative landscape approaches - plantings,
play equipment, outdoor furniture, trees and grass - to break these areas
up into smaller functional units

A variety of different

types and sizes of paved
areas are provided in this
courtyard Note how the

bench is placed on the
paving for ease of

maintenance, but faces the
grass to allow supervision
of play
(Willowbrook Green

Apartments,
(www desiynadvisor or?)

Outdoor seating should be an integral part of any landscape plan and
should be thoughtfully designed and located Avoid simply scattering
seats at random through the site Consider what the seating looks at and
what looks at it Consider how the seating is oriented with respect to the
sun and breezes and whether it needs protection from rain or wind Avoid
"one type fits all" solutions, particularly in larger projects Consider
providing different seating for different users Also consider providing
some moveable seating if appropriate
Pedestrian paths and walkways are critical to the smooth functioning of
any affordable housing project, particularly larger, multi-unit
developments Consider the wide range of uses that any path must
accommodate - children, adults, bicycles, skate boards, walkers, pets,
furniture moving, etc - and design with this range of uses in mind Avoid
paths that are too narrow to accommodate multiple users at the same
time Consider rounded corners at all intersections and direction changes,
especially in projects with children Ensure that paths are well lighted so
that users can see where they are going and be seen by other people
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Consider designing path edges so that they encourage users to stay on the
path and not trample on adjacent plantings (e g through changes in slope
or materials or by providing raised edges) Remember that the shortest
route from point A to point B is usually a straight line Avoid forcing
people to follow circuitous routes to their destinations or be prepared for
the new, unplanned paths that will inevitably appear to accommodate
occupant use patterns

The wide, meandering
path in this apartment
courtyard broadens at
special areas where
seating is provided
(www desivnadvisororv)

Think of public open spaces - shared outdoor areas intended for use by all
residents - as "outdoor rooms," and design them as carefully as any other
rooms in the project Avoid undifferentiated, empty spaces Consider the
types of activities that will occur in the "rooms/1 including cultural or
social activities unique to specific user groups, and design the shared open
space to accommodate these activities

The "outdoor rooms" of
this apartment complex
are nicely laid out and
well furnished Note
how different materials
(grass, concrete,
plantings) are used to
define different parts of
the "rooms "
(Tuscany Villas/Villa
Calabria),
www desisnadvisor ors)

Provide clear boundaries between publicly controlled spaces (streets),
community controlled spaces (shared open space) and privately
controlled spaces (dwellings and private open space) Consider enclosing
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or partially enclosing open space with project buildmg(s) to provide clear
boundaries

Parking
Avoid letting garages, driveways and parking lots dominate the
streetscape Consider placing them at the rear or side of the site to allow a
majority of dwelling units to "front on" the street Consider planting trees
and shrubs to soften the overall impact of parking areas and to provide
shade and noise reduction At buildings with parking garages, avoid large
areas of blank wall facing the street Consider incorporating decorative
elements above the garage door to soften its visual impact Consider
improving unavoidable blank walls with decorative artwork, vines, and
good quality durable materials to minimize graffiti and deterioration

The site plan for this 45 uni t project has broken
the parking (highlighted at left) into two modest

sized lots and placed them behind the buildings
Putting the parking in the back allows a
continuous line of front doors - uninterrupted by
garages or parking lots - to face the street
(The Farm, www desisnadmsory ory)

Provide locations for parking that minimize walking distance between
dwelling units and cars and that allow for casual surveillance of cars from
a number of different units Avoid remote parking Avoid large lots
Consider breaking them into multiple, smaller lots to enhance safety and
accessibility and minimize the aesthetic impact of large, unbroken rows of
cars Locate handicapped and elderly parking with immediate access to
their respective units Locate visitor drop off and parking near main
entrances and clearly mark all visitor parking spaces Provide pleasant
areas to wait for rides or public transportation
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Design to minimize conflicts between vehicles and pedestrians Consider
separating bicycle and pedestrian paths from vehicular traffic Consider
linking open spaces so that they form an uninterrupted network of
vehicle-free areas Avoid parking layouts that erode a project's open space
until only "leftover" areas are available for pedestrian use Consider traffic
calming strategies to slow down cars within the project
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