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SECTION 700	PURPOSES


	A.	This article is established to provide opportunities for creating compact housing developments of a traditional character in the form of hamlets and villages.


	B.	In order to ensure that new higher density development in the municipality will be compatible with historic village and hamlet building patterns in the rural parts of the County, and that they will reinforce the ‘sense of place’ and neighborhood feeling experienced in traditional rural settlements, the standards herein are proposed to control the location, scale and physical character of such new development, as well as the manner in which they would fit into the existing pattern of fields, woodlands and developed areas.


SECTION 701	SITE DESIGN AND BUILDING LOCATION AND DESIGN   


	A.	The Four-Step Site Design Process for Hamlets and Villages


		1.	The design process for laying out hamlets and villages shall be a variation on the four-step process for conservation subdivisions, as described in Section 502.E of this Ordinance. In hamlets and villages, where traditional streetscape and ìterminal vistasî are of greater importance, Steps Two and Three are generally reversed, so that streets and squares are located during the second step, and house sites are located immediately thereafter. The first step is to identify greenway lands, including both Primary and Secondary Conservation Areas.


		Fig. 701A-1: The Four-Step Design Process for Hamlets and Villages


	B.	Standards in both Hamlets and Villages 


		1.	All lots shall front onto a street or a green (except for flag lots, 				where permitted).


		2.	At least two-thirds of the buildings shall have pitched gabled roofs with roof pitches between 8/12 and 12/12, and the orientation of those gable ends shall be mixed, with some facing the street and others with the ridgeline parallel to the street.


		3.	Readers are referred to Section 704, Illustrated Design Principles.


	C.	Building Design Standards for the Mixed Use/Commercial Subdistrict


		1.	New commercial buildings may be either traditional in their architectural character, or be a contemporary expression of traditional styles and forms, respecting simply the scale, proportion and character of village shops. The massing of larger commercial buildings shall be softened in a variety of ways, including the use of projecting and recessed sections, to reduce their apparent overall bulk and volume. To harmonize with the traditional scale of commercial buildings in historic hamlets and villages, new commercial buildings shall not contain more than 10,000 sq. ft. (above grade), and those with more than 6,000 sq. ft. of floorspace (above grade) shall be of two-story construction.


		2.	Buildings shall not be less than one and one-half stories in height, and at least half the buildings in any single development for commercial, mixed-use and institutional buildings shall be two stories in height, with respect to the average ground grade along the front building line.


		3.	Buildings shall generally be designed for multiple uses, with offices and/or residential units above, and shall generally have traditional sloping roofs with overhanging eaves. Desired roof materials include shingle (both wood and asphalt composition) and metal formed to resemble ìstanding seams.î Roof color should be traditional (which encompasses a wide variety of hues, but which does not include white or tan composition shingles, or shiny unpainted metal).  The use of dormers and gables is encouraged to provide visual interest. 


		4.	Exterior wall materials may include stucco, wood clapboarding (including vinyl or aluminum imitation clapboard siding), native stone, or brick of a shape, color and texture very similar to that found in the historic villages and boroughs of the County. Specifically prohibited shall be brick that is white, tan, spray-painted, or used; except on rear walls, all forms of concrete block shall also be prohibited. In addition, concrete block and metal buildings shall also be excluded from this subdistrict.


		5.	Shopfront design shall be based upon historic examples in the area, with large display windows having low sills and high lintels. Traditional canvas awnings without interior illumination shall be encouraged, and all signs shall be of wood or metal, preferably with dark background colors and light-colored lettering.


6.	Landscaping around commercial buildings and their parking lots shall emphasize native species trees, shrubs and flowers to reduce maintenance, help ensure longevity, and to reinforce the natural spirit of the area. Species should be selected partly on the basis of their visual interest at different times of the year (spring blossoms, summer foliage, autumnal berries, winter bark and foliage). Examples of appropriate shrub selections include viburnum, laurel, lilac, clethra (sweet pepperbush),  winterberry, chokeberry, holly and red-osier dogwood.  Interesting non-native shrub species that are recommended include:  caryopteris (bluebeard), pyrocantha (firethorn), winged euonymus (burning bush), and spirea. An excellent source book is Elizabeth DuPontís Landscaping with Native Plants in the Middle Atlantic Region, published by the Brandywine Conservancy in 1978.


	D.	Building Design Standards for Residential Areas


		1.	Single-family homes on the smaller village-scale lots (especially those less than 8,000 sq. ft.) shall generally be designed so that approximately two-thirds are oriented with their gable-ends facing the street. At least 35% of the houses shall have a covered front entry porch, raised a minimum of eighteen inches above ground level. When front porches are screened, they may be located within 10 feet of the front property line (those enclosed with windows shall observe the minimum 15 ft. front setback). 


2.	Homes may be located at or within five feet of side lot lines if that side either has no windows, or window sills are at least 64 inches above the finished floor elevation. Such design allows houses to be located off-center on their lots, so that one side yard may be larger and therefore provide more usable out door space.


		3.	Residences housing more than one family shall be designed to emulate traditional buildings of this nature in historic settlements in the County, or shall be designed to resemble large single-family residences.  


		4.	Stucco and painted wood clapboard siding shall be encouraged, as shall pitched roofs with slopes between 8/12 and 12/12. Housing styles, shapes and materials should be varied, within the overall theme of traditional village dwellings found in the rural parts of the County (which may also include contemporary interpretations of vernacular building forms).


		5.	If garages, carports or other accessory structures designed for accessory parking of automobiles in the Residential Areas are front-loaded (i.e, having their large entry door facing the street), they shall generally be set back at least 10 feet further from the front property line than the foremost facade of the principal building facing the front property line (stoops, porticos, open colonnades and open porches excluded).


		6.	Off-street parking for multi-family residences shall generally be located at the rest of the lot, in garages accessed by lanes or alleys.





SECTION 702	STREETS AND STREETSCAPE DESIGN


	A.	Street Design


		1.	New streets proposed to be created as a part of any development proposal shall be integrated closely with the municipality’s Official Map of existing and future streets. The Official Map shall show the realignment and redesign of certain intersections and road segments to facilitate traffic flow and improve safety. 


		2.	Rectilinear street layouts are generally preferred, with occasional diagonal elements to enhance visual interest, although curvilinear layouts shall be acceptable when designed to interconnect and to produce terminal vistas of protected open space or prominent structures. 


		3.	Streets shall be aligned so that their terminal vistas are of greens of other open space, or civic or institutional buildings, wherever possible. Where this is not possible, every effort shall be made to terminate those streets with buildings of above-average size, whose architecture shall be encouraged to be special in one way or another (See Section 704, Illustrated Design Principles).


		4.	Streets shall be interconnected as far as practicable (employing cul-de-sacs only where essential), and they may also be supplemented with back lanes or alleys. Where cul-de-sacs are deemed to be unavoidable, continuous pedestrian circulation shall be provided for by connecting sidewalks that link the end of the cul-de-sac with the next street (or open space).


		5.	To the greatest extent practicable, streets shall be designed to have maximum lengths of 600 feet between intersections, and maximum lengths of 1,200 feet before terminating at three-way ‘T’ intersections or angling off in a diagonal direction. (This design approach helps to reduce traffic speed, making the development more friendly to pedestrians.) Blocks greater than 600 feet long shall generally be provided with cross-block pedestrian connections at mid-block locations.


		6.	Streets shall be laid out to promote pedestrian circulation and ease of  access from all points in the Residential Areas to the Village Mixed Use/Commercial Area. 


		7.	Easements shall be reserved to permit streets to be extended to allow adjoining properties to be connected in the future, if so desired


		8.	Collector streets shall generally connect existing municipal roads to central greens in each subdistrict.


		9.	The street width standards listed below take into account the need for on-street parking spaces, which generally increase as lot widths decrease. 








Table 702A.1 Street Design Standards for Hamlets and Villages





					Total	Parking	Pavement	Shoulders	R.O.W																		


					Lanes	Lanes	Width


Primary Collector


	No Parking		2	0	20’ (22’ curbed)	4’ grassed	50’


	Lots 80’+			2	0	22’ (24’ curbed)	4’ grassed	   50í


	Lots 40’ - 80’		3	1	28’ (30’ curbed)	4’ grassed	50’


	Lots <40’			4	2	34’ (36’ curbed)	4’ grassed	50’


Secondary Collector


	Lots 80’+			2	0	20’ (22’ curbed)	4’ grassed	50’


	Lots 40’ - 80’		3	1	26’ (28’ curbed)*	4’ grassed	50’


	Lots <40’			4	2	32’ (34’ curbed)*	none	60’


Local Access


	Lots 80’+			2	0	18’ (20’ curbed)	3’ grassed	50’


	Lots 40’ - 80’+		3	2	24’ (26’ curbed)	4’ grassed	50’


	Lots <40’			3	2	26’ (28’ curbed)*	4’ grassed	50’


Lanes or Alleys		1	0	12’	2’ grassed	20’


Shared Drives			1	0	10’	3’ grassed	N/A





* The paved width may be reduced by 6 feet when streets are ‘single-loaded’ (lots on one side only), or when driveways are accessed only from rear service lanes or alleys.





	B.	Street Trees


		1.	The coordinated planting of deciduous shade trees within the right-of-way of all streets is a central unifying feature of development in villages and hamlets.


		2.	Such trees shall be 2’ to 2.5’ in diameter, measured at chest height, when planted, and shall be spaced at intervals no greater than forty feet along both sides of each street, including arterial roads, but not including rear access lanes or alleys.


		3.	Species shall be selected according to the following criteria:


				a.	cast moderate shade to dense shade in summer;


				b.	long-lived (over 60 years);


				c.	mature height of at least 50 feet;


				d.	be tolerant of pollution and direct or reflected heat;


				e. 	require little maintenance, by being mechanically 						strong (not brittle) and insect-and disease-resistent.


				f.	be able to survive two years with no irrigation after 						establishment; and


				g.	be of native origin, provided they meet the above 						criteria


				Among the species that are recommended in this ordinance are sycamore or London Plane, sweet gum, red maple, green ash, pin oak, littleleaf linden and Village Green Zelkova. For further relevant information, readers are specifically referred to  Street Tree Factsheets, Henry Gershold, Editor, School of Forest Resources, Pennsylvania State University, 1989.


		4.	Readers are referred to Section 704, Illustrated Design Principles.


	C.	Streetscape Standards


		1.	Shade trees shall generally be planted in planting strips (sometimes called ‘tree lawns’) at least four feet wide, located between the pavement or curb and the continuous sidewalk or footpath system (which shall also be required).


		2.	All village streets shall be provided with sidewalks, preferably of brick, stone or concrete paving block in commercial areas. Street lighting in villages shall utilize cast-iron posts that are decorative but not overly ornate and, in order to ensure consistency, the final decision on their style, height, color and brightness shall rest with Township officials.


		3.	Sidewalks shall be constructed in villages along at least one side of all streets on which on-street parking is provided, and in front of civic, institutional or community uses (however, they are not required in back lanes or alleys).  They shall be constructed of brick pavers, rectangular flagstones, or concrete ‘paving bricks’ or ‘flagstones’. Exceptions may be made for sidewalks of poured concrete, but not for asphalt.


4.	In village commercial areas and in neighborhoods where lot sizes are 15,000 sq. ft. or less, on-street parking shall be provided in parking lanes parallel to curbs (which should also be required at such building densities, to channelize runoff and to protect the paved edge from damage by parked vehicles). Parking lanes shall be encouraged to be surfaced with alternative materials, textures or colors (such as asphalt with red-colored stone chips steamrolled in just after the asphalt is laid). Such on-street parking shall be supplemented, wherever necessary, by off-street parking areas that are screened from the street by landscaping and low fences or walls (vehicle ‘hood-height’).


		5.	Buildings in the Village Mixed Use/Commercial Area shall generally be located close together with minimal-side yard areas, in order to form a fairly continuous row of shop fronts.


		6.	Readers are referred to Section 704, Illustrated Design Principles.





SECTION 703 	MODIFICATIONS


	A.	The Board may, with a positive recommendation from the Planning Commission and after a public hearing, permit by Conditional Use approval the modification of the provisions of this Article, in order to encourage a well-planned traditional town center. Applicants must demonstrate that such modifications would not substantially diminish the traditional character of the proposed development, and that they would be within the spirit of this Article. However, in terms of modifying any dimensional requirement (lot area, width, setbacks, etc.), such modification may not be greater than twenty-five percent.


	B.	Any conditional use to permit such a modification shall be subject to the following criteria:


		1.	The design and modifications shall be in harmony with the purposes and the land-use standards contained in this article;


		2.	The design and modifications shall generally  enhance the development plan, the central core area, the streetscapes, and the neighborhoods, or at least not be any less desirable than the plan that could be created in conformance with this article;


		3.	The design and modifications shall not produce lots or street systems that would be impractical or detract from the appearance of the District, and shall not adversely affect emergency vehicle access or deprive adjoining noncommercial properties of adequate light and air.


		4.	Increased residential density or intensification of nonresidential uses shall be offset by corresponding special efforts by the applicant to improve the appearance of the development through enhanced architectural and landscaping efforts.


		5.	The applicant shall demonstrate that the proposed modifications will produce equal or better results, from the municipalityís perspective, and represent the minimum modification necessary.


	C.	If the Board determines that the applicant has met his/her burden, it may grant a modification of the requirements of this article. In granting modifications, the Board may impose such conditions as will, in its judgment, secure the objectives and purposes of this article.





SECTION 704	ILLUSTRATED DESIGN PRINCIPLES


	A.	General: The illustrations in this section have been selected to provide guidance to applicants, designers, local officials, and interested residents, with respect to the intended ultimate visual appearance of the Hamlets and Villages. If a conflict occurs between the ordinance text and the information contained in the Illustrated Design Principles, the former shall prevail. The following illustrations and their captions are not intended to be used as regulatory language but rather as guidelines.


	B.	Further Detail: For further information and considerably more detail about these design principles, readers are referred to a sister publication entitled Design Characteristics of Hamlets, Villages, and Traditional Small Town Neighborhoods: A Primer for Conservation Planners and Others Engaged in Promoting More Compact Development Patterns, published by the American Planning Association as a Planning Advisory Service report in --------- 1999, by Randall Arendt.


	C. 	Organization: The design principles are organized around the following topics and in the following order:


		Context and Edge


			Understanding the Context: Respecting the Cultural Landscape


			Maintaining a Crisp Edge


			Dealing with Indistinct Edges


			Deep Meadows as Foreground Open Space


			Handling Roadside Commercial Pressures


			Internal Design Issues (infilling and new sites)


			Scale of Villages


			Designing Around Existing Features


			Building on the Traditional Street Pattern


			Alternatives to the Cul-de-sac for Quieter Streets


			Better Cul-de-sac Design


			Block Length and Pedestrian Connections


			Street Curvature Design Issues


			Introducing Purposeful Irregularity


			Multiple Greens and Commons


			Housing Groups, Courts, Type Mix, and Lot Size Variety


			Streetscape Issues


				Pavement Width


				Shade Trees


				Sidewalks


				Minimum Building Height


				Maximum Front Setback and Garage Orientation


			Creative Design Opportunities with Stormwater Management


			Village Center Issues


				Mixture of Uses


				Central Green


	D. Illustrated Principles


	Fig. 704D-1’Filling In and Rounding Out’: The hatched area shows how villages are sensitively expanded in England, adding a parallel street and a crescent overlooking new playingfields.





	Fig. 704D-2 Unimaginative Village Extension: The developer’s first plan to enlarge the village of Waterford, Virginia demonstrates how easy it is to unravel the traditional building pattern when one thoughtlessly applies typical suburban approaches, oblivious to the traditions of the place to which the new development would be attached.





	Fig. 704D-3 Sensitive Village Extension: County planning staff fortunately included a gifted designer at the time, who counter-proposed a masterful little layout that picked up on Waterfordís special design characteristics and tied everything together neatly with a trained eye and a careful hand, avoiding the temptation to re-make the place in a more formal manner. 





	Fig. 704D-4 Historic Street Pattern: The pre-existing situation at New Berlin, Pennsylvania is one of a compact and very regular village form typical of the nineteenth century.





	Fig. 704D-5 Incompatible Curving Streets: The developer’s initial layout appropriately included a network of interconnected streets but unnecessarily introduced curving alignments which would have been inconsistent with the village’s historic pattern.





	Fig. 704D-6  Maintaining Regularity: My redesign, which added 14 incentive lots to the total, squared off the street extensions and occasionally introduced angular alignments. Several of the open spaces were also positioned to provide terminal vistas and pedestrian connections.





	Fig. 704D-7 Retaining Country Lanes: This sketch, from the Bluegrass Design Book, shows how some of the old country lanes were deliberately not designated to be widened to accommodate the increased traffic projected to flow through this expansion area to Lexington’s Urban Growth  Area. (Source: UDA)





	Fig. 704D-8  ‘Fanny First’ vs. ‘Foreground Meadows’: This pair of sketches shows how a group of 42 houses could be arranged on a site bordering a rural highway so that the 300 to 500 feet of existing meadow could be preserved to buffer the homes from the traffic and mitigate their visual impact upon the community’s scenic character. The conventional approach results in a ìfanny-firstî design wherein the view from the road is one of sliding glass doors and pressure-treated decks, with little backyard privacy -- unless the roadside is bermed, which would again diminish the areaís rural character.





	Fig. 704D-9 Roadside Viewshed Protection: Conditions at this site enabled some of the homes to be located quite close to the existing township road without visual impact or privacy loss, due to the deep road cut along that edge of the property. Where the land is visible from the road, a deep ‘foreground meadow’ is provided.





	Fig. 704D-10 Roadside Viewshed Protection: The public viewshed can also be protected by arranging ‘country properties’ or ‘conservancy lots’ (minimum 10 acres) along the road, occupying part of the greenbelt open space required of new hamlets.





	Fig. 704D-11 ‘Yield Plans’ to Determine Density: Under the Growing Greener program, conventional ‘Yield Plans’ like this, demonstrating the feasibility of 18 two-acre lots in the two-acre district, are no longer allowed to be built. One of the five alternative options permitted is the village or hamlet approach (Fig. 704D-12).





	Fig. 704D-12Village Design Under ‘Growing Greener’: This alternative layout illustrates how lot yield could be doubled as a strong incentive for developers to produce layouts following certain hamlet design principles, including 70 percent of the unconstrained land remaining as permanent open space.





	Fig. 704D-13 Roadside Greenbelt Design: The suggested redesign (below) shows how lots can literally be turned around to present their most attractive sides to the public thoroughfare, increase their backyard privacy, and create a parkway effect along the pre-existing rural road bordering the property.





	Fig. 704D-14 Internal Parking Courtyards: This little sketch illustrates a good way of providing parking in new village mixed-use areas that for viability reasons typically must be located along busy roads. The internal parking courtyard screens the parking lot, but shops are designed with signs and display windows facing both the highway and the parking area.





	Fig. 704D-15Walking Radius: The five-minute walking radius in this village encompasses much less land than a one-mile radius, illustrating how close new development must be to existing centers for new residents to be able to walk easily to downtown shops, services, schools, churches, and libraries. A bikeway along the river would extend that distance greatly, enabling far more residents to frequent central facilities without driving. (Source: CBQC Architects)





	Fig. 704D-16 Blending the Elements: Westwood Common in Beverly Hills, Michigan is a little gem designed by William Gibbs, who artfully blended hamlet design principles and broader conservation objectives. Of particular note is the hamlet green, abutted on two sides by houselots without any street between them, and the large natural area down by the Rouge River, perfect for informal recreation and a wildlife.





	Fig. 704D-17 Designing Across Landscape Features: On the surface nothing appears to be wrong with this picture, until one examines the next figure where it is evident that the first designer completely ignored the pre-existing pattern of trees and hedgerows.





	Fig. 704D-18 Designing Around Landscape Features: Rural landscape features can either be designed across or designed around. Those who wish to take advantage of the mature landscaping and buffering opportunities offered by existing hedgerows can also win the respect of community residents who sometimes take such features quite seriously.





	Fig. 704D-19 Natural Features as Terminal Vistas: When streets are aligned so that the terminal vista is of open space features, either man-made (greens, commons) or natural (meadows, large trees in the distance, etc.), a sense of spaciousness is introduced as counterpoint to the enclosed feeling created by parallel rows of buildings on small lots.





	Fig. 704D-20Hedgerows as Layout Determinants: This layout respectfully follows the existing pattern of hedgerows and woodlands, giving structure to the street system, with large conservancy lots protecting the public viewshed from the main road bordering the property.





	Fig. 704D-21 Hedgerow Trees as Street Trees: The large trees lining the sidewalk at Tioga, near Gainesville, Florida, are from an old hedgerow on the site, illustrating the ‘instant landscaping’ effect that can be achieved when construction is conducted very carefully outside the ‘drip lines’ defining the root zone.





	Fig. 704D-22 The Esplanade: When it was purchased for development, this area was entirely wooded. However, the perceptive eye of designer-developer Luis Diaz noticed two lines of trees larger than their neighbors, and research confirmed that they had originally lined a country lane on the property. Clearing away the smaller trees left the original tree rows intact, and gave Diaz the idea of using this remnant landscape feature to frame a walkway connecting the community meetinghouse and park with the retail district at his new Town of Tioga, near Gainesville, Florida.  





	Fig. 704D-23 Irregular Street Pattern: The traditional street pattern of villages that grew more by common sense than by deliberate design includes many irregular block shapes and intersections, but provides the basic interconnectedness that makes it easier for vehicles to move about. 





	Fig. 704D-24 ‘Loose Ends’ vs. Tight-Knit: Examples of the ‘unravelling’ effect of not paying attention to the basic pattern and form of older settlements can be seen at the edges of most older communities, where local officials are not trained to recognize inappropriate layouts and prohibit them through better ordinance standards. The preferred approach, shown at the right, is no more difficult to create.





	Fig. 704D-25 Joining Cul-de-sacs into Loops: Pairing cul-de-sacs to form loop streets offers a sensible and workable alternative, ensuring slow vehicle speed and maintaining low traffic volumes.





	Fig. 704D-26 Medians, Ovals, and ‘Single-Loaded’ Streets’: Central medians planted with trees, a small circle with a fountain, and a larger oval all serve to calm traffic in this wonderful 1920s neighborhood in Burlington, North Carolina, which also includes a streamside park bounded by single-loaded streets (instead of this landscape feature being hidden behind two rows of houses, as is typically the case!).





	Fig. 704D-27 Crescent vs. Cul-de-sac: Driving speed is cut and through-traffic is discouraged with this alternative to the cul-de-sac, involving a small crescent and several stop-signs, but developers will frequently choose the cul-de-sac unless regulations prohibit them except where they support a larger design objective (such as greater open space provision or extensive pedestrian linkages).





	Fig. 704D-28 Projecting Gazebo: The traffic-calming gazebo projecting into the street at Newpoint, Beaufort, South Carolina was approved by county engineers only after the developer demonstrated it would not interfere with emergency vehicles.





	Fig. 704D-29’Loop lanes’: ‘Loop lanes’ offer a practical alternative to the cul-de-sac in addition to providing neighborhood greenspace and an opportunity to install a ‘rain garden’ capturing stormwater runoff close to its source.





	Fig. 704D-30 Central Parkland: Narbrook Park in Narberth, Pennsylvania is a period-piece blending substantial open space with graceful informality. Several homes front directly onto open space with no intervening street.





	Fig. 704D-31 Composite Design: When cul-de-sacs are inevitable they should generally be required to be planted with trees and connected by footpaths. The ‘eyebrow’ or crescent is another way homes can be accessed off a quiet street. In this redesign I have also fit houselots into the old hedgerow pattern of ‘outdoor rooms’ and have terminated one vista with a neighborhood park.





	Fig. 704D-32 Planting Islands: Shade trees planted within cul-de-sac islands help fill the vast ‘celestial space’ that exists at the ends of these truncated streets.





	Fig. 704D-33 ‘Turning-T’s’: Turning-T’s provide for three-point turns and are appropriate in very low traffic situations.





	Fig. 704D-34 ‘Tweetens’: The entrance to a mid-block footpath at Druid Hills in Atlanta is very low key, but all the neighborhood residents know where they are and use them frequently during their evening strolls. They are known locally as ‘tweetens’, perhaps a blend of ‘betwixt’ and ‘between’.





	Fig. 704D-35 Footpath Links to the Park: These pedestrian ways at Radburn link every house with the internal open space network of greens and commons.





	Fig. 704D-36 Mid-Block Sidewalk Connections: Mid-block sidewalks make it much easier for children to navigate around their neighborhoods and make so much sense it is hard to understand why every community does not simply require developers to provide them.





	Fig. 704D-37 Shorter Block Length to Calm Traffic: Even in a rectilinear system, streets can be shortened and terminated at three-way intersections, slowing vehicle speed and discouraging through traffic, while still respecting the principle of interconnectedness.





	Fig. 704D-38 Greens as ‘Terminal Vistas’:  Sometimes a greater number of smaller greens provides a better result than fewer larger common areas. Another goal of mine was to provide terminal vistas of open space, helping to relieve the otherwise tight feeling created by the village lots.





	Fig. 704D-39 Neighborhood Parkways: The linear park I proposed on this seemingly featureless site follows dark areas on aerial photos indicating seasonally saturated soils, and provides a logical greenway linking neighborhoods and even adjacent subdivisions into a community-wide trail network. Regulations must address these opportunities if local officials want to ensure that developers will pay attention to such features.





	Fig. 704D-40 Multiple Greens: The concept of multiple greens is nicely demonstrated at Celebration, Florida, where they also terminate views.





	Fig. 704D-41Half-Acre Courthouse Green: Greens need not be huge to be effective, as this half-acre common in front of the county courthouse in Edenton, North Carolina demonstrates.





	Fig. 704D-42Large Neighborhood Green: This green at Celebration encompasses about 30,000 sq. ft. and is more than adequate for the several dozen homes in its immediate vicinity. It approaches the recommended upper size limit for neighborhood use. (Source: Celebration New Town)





	Fig. 704D-43Squares and Crescents: About a dozen homes directly face onto each of the two differently-shaped greens at McDonnell, near Davidson, North Carolina, increasing livability and elevating property values. (Source: Wentling Architects)





	Fig. 704D-44 Formal Green: Prairie Crossing’s central green is rather formal with a gazebo at one end and a lake overlook at the other, providing a refreshing counterpoint to the more rural aspects of the overall development plan. The gazebo also terminates vistas from two side streets.





	Fig. 704D-45 Importance of Shade Trees to Modulate Scale: The large central green at Prairie Crossing will gradually become more human in scale as more shade trees are planted and mature.





	Fig. 704D-46 Plains into Parks: The transformation of this two-block site in Bozeman, Montana from a piece of flat featureless ground to a delightful urban park is principally the result of extensive planting and maintenance of shade trees over the decades.





	Fig. 704D-47 Cookie Cutter Expansion: Expanding villages in a conventional way with standard suburban lots is typically required in most zoning codes, which produce a coarsely-grained pattern of ‘wall-to-wall’ houselots with no community open space.





	Fig. 704D-48 Contrasting Neighborhood Open Spaces: Scaling back the size of new lots to be more in keeping with the older ones in the village enables the community to grow gracefully and with neighborhood greens and playingfields that the original settlement had never provided. One is formal square with homes fronting onto it, while the other is an informal ballfield behind people’s homes.





	Fig. 704D-49Literally Made to Measure: The tape measure is one of the conservation plannerís best tools, extending everyone’s understanding about the dimensions of traditional streetscapes. Measured drawings such as this one from Brunswick Maine help people put the density issue in perspective. The neighborhood here supports 20 to 25 people per acre. (Source: Steven Moore)





	Fig. 704D-50 Narrow Lots Around Green: These homes in Celebration occupy lots just 45 feet wide at a density of close to eight dwellings per acre, in a neighborhood particularly popular with empty-nesters, single-parent households, and young couples. Streets encircling such greens are always ìsingle-loadedî, but efficiency loss is offset by narrower lots and high sales prices. 





	Fig. 704D-51 A Curving Diagonal: Entering Wyndcrest village in Sandy Spring, Maryland on the diagonal, through a parklike ìoutdoor roomî, is an ingenious idea by Duany Plater-Zyberk. The curving street cuts across and through the ‘square’ formed by the houses bounding it. 





	Fig. 704D-52 Framing the View: The gable ends of these two traditional houses frame the view and terminate the vista at Wyndcrestís entrance. 





	Fig. 704D-53 Houses Fronting Onto Greens: The visual significance of the 9,000 sq. ft. parklet at Fairview in Portland, Oregon is magnified by its positioning at the end of a principal street. Houses fronting onto this small open space sold faster and at premium prices, perhaps because the street does not run right past their front doors (Source: Richard Holt).





	Fig. 704D-54 More Houses Fronting Onto Greens: Locating houses at the edge of parks enables developers to reduce street costs, provided garages are located to the rear and are accessed by back lanes, as shown in this project from Milwaukee (Source: Wentling Architects)	





	Fig. 704D-55 Unwinian Vistas Across Parklets: Greater visual interest is created when the street bisecting a housing group is curved, so that some of the buildings stop the view and produce a sense of enclosure. This sketch is from Raymond Unwinís classic 1909 treatise Town Planning in Practice.





	Fig. 704D-56 Garden City Court: The housing group shown here, which is similar to the one at Wyndcrest (Figure 704D-57), is a recurring element in some of England’s ‘Garden Cities’. (Source: Unwin).





	Fig. 704D-57 Mixing Singles and Towns - I: The greenlet at Wyndcrest measures only 5,000 sq yet creates just enough of a visual feature to establish a special feeling. 





	Fig. 704D-58 Mixing Singles and Towns - II: Pictured here is one of the two townhouses containing four single-family dwellings which frame the greenlet at Wyndcrest, plus two of the detached homes occupying the far end of this mixed-type housing group.





	Fig. 704D-59 Multiple Adjacent Greenlets: When several greenlets are combined, a sense of greater openness can be achieved, which might be advantageous in some rural communities.





	Fig. 704D-60 Combining Strip-Lots: There is historical precedent for dividing residential areas into narrow strips of land so that buyers may purchase them in multiples of two, three or four, enabling a greater variety of house sizes to be accommodated on the same block. This example of 20-foot wide strips is from Metuchen New Jersey in the 1920s.





	Fig. 704D-61 Blending House Types: A feature of many older neighborhoods is the sympathetic relationship of single family, semi-detached, and multi-family homes, as in this example from Louisville’s Ashland Park section.





	Fig. 704D-62 Trees Maketh the Street: Streetscapes such as this beautiful one in Bozeman are possible to create almost everywhere in America. In the vast unwooded expanses of the Great Plains, cities such as Bozeman, Missoula, Grand Forks, and Omaha and many others possess surprisingly wonderful ìurban forests’ that outshine those in most cities located in the more verdant eastern and midwestern states, testimony to what can be accomplished with foresight and determination to create greener neighborhoods.





	Fig. 704D-63 Neighborhood Freeway Design: The combination of excessively-wide streets and the absence of shade trees is an absolutely ‘deadly’ combination, despite engineers’ claims that wider streets are safer and that trees constitute ìfixed deadly objectsî.





	Fig. 704D-64 Tight Streetscapes Without Trees: The chief exception to the rule that shade trees are an essential component of the proper residential streetscape is the occasional situation where the street cross-section is very tight, as in many European villages and ones like this in Bethel, Delaware. However, trees would not be inappropriate, only somewhat less essential.





	Fig. 704D-65 Even Tighter Building Relationships: Another exception to the street tree rule occurs when the street is abolished, as in this recent co-housing project in Aspen, Colorado.





	Fig. 704D-66 Understanding Relationships Through Cross-Sections: This streetscape cross-section shows the importance of scale relationships between opposing buildings, porches and sidewalks, positioning of street trees between curbs and sidewalks, etc.





	Fig. 704D-67 Three-Lane Street: This local access street in Harbortown, in Memphis, is scaled for three lanes, providing for one full parking lane or two semi-full parking lanes. Homes on these 30-foot lots are accessed via  back lanes. Streets such as this are sometimes called ìqueueing streetsî, and are excellent traffic-calming devices for local access street situations. Note the terminal vista (gazebo in square).





	Fig. 704D-68 Boulevards for Grace and Volume: This boulevard in Wyomissing, Pennsylvania is capable of conducting substantial numbers of vehicles safely and efficiently, in an attractive way adding value to the surrounding properties (which might have otherwise been negatively affected by the thoroughfare).





	Fig. 704D-69 Street Tree Positioning: It makes one sad to realize that every street in every subdivision approved during the last fifty years could look as good as this one in Boise had the local codes only required developers to plant shade trees every 30-40 feet between curbs and sidewalks. In this location they cast shade onto both street and footpath, help to narrow the perception of street width (especially important with two travel lanes and two parking lanes), and provide a psychological barrier sheltering pedestrians from vehicles.





	Fig. 704D-70 Cul-de-sac Sidewalk: The absence of code requirements for sidewalk continuity can lead to absurd results, as shown in this photo from Chattanooga. This may be the country’s only example of a sidewalk designed to resemble a cul-de-sac.





	Fig. 704D-71The ìBuild-Upî Line: The concept of a ìbuild-upî line can help to ensure a certain measure of scale along new village streets, whose ability to cohere visually would be compromised by inappropriately-scaled ranch houses.





	Fig. 704D-72 Front Setback Range: These homes from Deerfield Knoll in Willistown Township, Chester County, Pennsylvania illustrate how streetscape variety can be enhanced by building within a modest range of front setbacks, instead of adhering strictly to a regimental ‘build-to’ line.





	Fig. 704D-73 Garage Doors Flush with House: It is certainly possible to build attractive homes on narrow lots (40 to 50 feet wide) with garages that do not protrude forward, even in neighborhoods without alleys or rear lanes, as illustrated in this 2,400 sq. ft. model from Fox Heath in Perkiomen Township, Montgomery County, Pennsylvania.





	Fig. 704D-74 Snout Houses: Designs with projecting garages are becoming known as ‘snout houses’.





	Fig. 704D-75 Snouthouse Row: Sometimes the snoutish design idea becomes the controlling concept for an entire neighborhood of snouts, elevated to a kind of bad art form in Carmel, Indiana.





	Fig. 704D-76 Elegance at 22 Feet Wide: Another local builder in Carmel has demonstrated that narrow homes can look great if only the garage is located to the side or rear.





	Fig. 704D-77 Alley Paving Comparison: The total amount of paving required for back lanes can sometimes be slightly less than that required for front driveways. (Source: New Urban News)





	Fig. 704D-78 Side-Loaded Garages: Homes with side-loaded garages present an acceptable face to the street, especially when the space above the garage is utilized as another room.





	Fig. 704D-79 Deep Setbacks for Front-Loading Garages: Several positions for front-loaded garages on lots both narrow and wider (Source: UDA Architects)





	Fig. 704D-80 Alley-Loaded Garage Placement: Several positions for alley-loaded garages on lots both narrow and wider (Source: UDA Architects)





	Fig. 704D-81 Alley Layout and Scale Relationships: This plan and cross-sectional view of an alley illustrates spatial relationships. Opposing garage doors should generally be between 30 and 40 feet apart (more in areas where snow removal is an issue). Experience in some new villages also suggests a need for off-street parking spaces between the garage doors and the alley/lane.





	Fig. 704D-82 Improving Alley Appearance: Alleys incorporating gentle curves, street trees, and dog-leg ends, as does this one at Tioga New Town, produce the most pleasing appearance, important to potential buyers. (See also Fig. 109)





	Fig. 704D-83 Drains for Games: Stormwater detention basins can sometimes be made to be quite broad and shallow, with grassy surfaces suitable for active recreation after the collected runoff has drained away, as shown in this example from Draper, Utah.





	Fig. 704D-84 ‘Emerald Necklace’: The stormwater management system at Harbortown in Memphis has been designed as a landscaped crescent of open space with continuous trails linking various neighborhoods together and providing a relaxing counter point to the formality of the community’s many fine squares and greens. Some of these greenway parks abut streets for an entire block or two, opening vistas from the public thoroughfares into these attractively landscaped drainageways.





	Fig. 704D-85 Aquifer Recharge: At Village Homes in Davis, California landscaped footpaths run through the green corridor onto which nearly every houseís back yard abuts. Deep infiltration trenches located within these greenways are backfilled with stone and gravel and are instrumental in recharging the underlying aquifer with neighborhood runoff.





	Fig. 704D-86 Village Center Design: The main shopping street at Haile Village, near Gainesville, Florida, with its two-story buildings, shade trees, and narrow cross-section Florida has a pleasant scale.





	Fig. 704D-87 Building New Town Greens - I: This green anchoring one end of the main shopping street in Winslow on Bainbridge Island, Washington, was provided by the developer who was able to achieve his density objectives with new mixed-use buildings occupying less than all of his site. Officials interested in promoting similar projects in their communities should combine increased code flexibility with certain minimum open space requirements for such semi-public areas in new developments.





	Fig. 704D-88 Building New Town Greens - II: A new green is emerging, phoenix-like, in Grand Forks, North Dakota, on the site of building that burned during the great flood of 1997.





	Fig. 704D-89 Enclosed Spaces and Rear Parking: This aerial perspective sketch of a village center shows how the civic space is enclosed by shops, offices, and apartments, behind which is located the off-street parking, supplemented by parallel curbside parking. (Source: Victor Dover)





	Fig. 704D-90 Flats Above Shopping Center: New rental housing has been provided above a new shopping center in Vail, Colorado to provide living accommodation for store employees earning clerkly wages. The same could be done in almost every community in the country, especially those with college students (who would constitute a ready market for such flats, and who often cause problems when homes in established neighborhoods are rented to them).
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