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HIGH BRIDGE ESTATES 

THESIS STATEMENT 

The home is more than shelter. It is a marker of who we are and 

where we stand in relationship to others in the social strata of our 

community. To own a home signifies success -"making it"- in America. 

The home becomes a material measure of personal worth. Thus, the 

desire to be a homeowner is strong. Architectural theorist W. Cowburn 

noted 

"people want a standard article which they can 'own1, 

'embrace', and 'understand". 

To be a homeowner signifies a certain set of values, 

responsibilities, and benefits and thus signifies who we are. 

Martin Pawley, author of Architecture versus Housing, states that 

"its (the home) importance transcends what we tend to 

regard as it's fundamental purpose, that of shelter, and 
p 

moves into the vital area of individual identity." 

Because of this relationship between the homeowner and the 

dwelling, the image of the dwelling and its context imparts 

information about the lifestyles and values of the residents. It 

is therefore important that the dwelling and community in which 

it belongs, be designed consciensiouslv for image as well as for 

function. 

1. W. Cowburn, "Popular Housing", Arena, (October 1966), cited by 
Martin Pawley, Architecture versus Housing (London: Praeger Publishers 
Inc., 1971), pp. 97. 

2. Martin Pawley, Architecture versus Housing. (London: Praeger 
Publishers Inc., 1971), pp. 107. 



High Bridge Estates is a medium density townhouse development for 

the city of Spokane, Washington. This project is concerned with 

providing a well designed housing development in which the needs of 

the residents, the larger neighborhood in which it sits, and the city 

are addressed. 

Many of these needs overlap, or are similar. The separation of 

and hierarchy between public and private domains, the relationship of 

the new community to the existing neiahborhood, and the overall qual

ity of the community concerns all parties. By providing for these 

needs, a community of physical, psychological and economic value can 

be achieved. 
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HISTORY OF SPOKANE 

Spokane from pre-city times was an appealing area. The early 

Indians camped in Peaceful Valley (near downtown Spokane) and fished 

near the Falls where historic Indian meetings were held. By 1810 

western fur traders established the Spokane area as a trading base. 

These first white settlers were attracted by the river and the beauty 

of the area. In the early 1870's a sawmill was erected, and a settle

ment started. In 1873 James Glover, Spokane's "Founding Father", 

built the first general store. By 1881 Spokane had a population of 

approximately 1,000 and was designated as the county seat. 

By 1885 Spokane was a river oriented town. Flour mills and saw 

mills used river power for production. The river was also used for 

domestic consumption and waste removal. When the railroads came in 

1889, they sought a route along the river and their tracks remained by 

the banks for almost a century. 

In 1889 a fire swept through Spokane. With the help of the rail

roads, the city rebuilt itself with stone and brick almost before the 

ground had a chance to cool. In 1890 Spokane was the financial hub 

for businesses and enterprises in towns over a 200,000 square mile 

area. Mining, lumber and agriculture have been the basic industries 

of Spokane, as they still are today. 

Today, downtown Spokane centers around Havermale Island. The 

city center is between the South bank of the river and Interstate 90, 

nine blocks south. Industry sits just north of the river and east of 

the city center. The railroad runs parallel to Interstate 90 three 

blocks north of the highway. Both interstate and railroad run east-

west. Latah Creek, which runs north/south, has kept development from 



flowing westward. Thus the land west of Latah Creek and the Spokane 

River, which flows northward from their junction, is primarily 

undeveloped. Difficult access to and from the city is primarily the 

reason for this non-development. 

STATISTICS 

Population: Based upon the 1980 census, 

Spokane city - 170,993 persons 

Spokane county - 341,835 persons 

Over one-half of the county population resides within the 

city limits. The Spokane Area Development Council has 

established future population levels as noted: 

1990 

Spokane city - 202,000 

Spokane county - 378,500 

2000 

Spokane city - 218,000 

Spokane county - 433,200 

Thus, Spokane is expecting a population increase of 27% by the year 

2000. 

Location and Area Topography: 

The city of Spokane is located near the eastern border of 

Washington State at 117° north longitude and 47° west lati

tude. It is eighteen miles west of the Idaho State border 

and one hundred - ten miles south of the Canadian border. 

Geographically, Spokane lies near the culmination of the 

gradual, upward slope east from the Columbia River and on 

the edge of the rapid rise of the Rocky Mountains in Idaho. 



Spokane sits at the northern base of several large hills: 

Needham, Browns, Silver, and Tower. These hills precede the 

Blue Mountain range to the south in Oregon State. The 

Spokane River, which flows from east to west, is a tributary 

of the Columbia River. East of Spokane, the river flows 

along the valley. In the center of the city the Spokane 

River flows over falls. One and one-half miles past the 

falls, Latah Creek flows into the Spokane River and passes 

through a gorge on its way to the Columbia River. The 

elevation at the river level in downtown Spokane is 1898 

feet above sea level. The elevation at the High Bridge 

Estates site is 1860 feet. Where Latah Creek intersects 

with the river, the elevation of the Spokane River is 1710 

feet. 

Weather: 

Spokane has dry, mild summers and cold, humid winters. 

January, the coldest month, has an average monthly tempera

ture of 25.4 degrees. The hottest month, July, has an aver

age monthly temperature of 69.7 degrees. The average rain

fall in a year is 17.42 inches which occurs mostly in the 

winter months. Snowfall averages 56.9 inches a year. 

Intervals of above freezing temperatures in the winter pre

vent snow from reachings depths of over one foot during most 

of the winter. 
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SPOKANE'S RIVERFRONT PLAN 

Spokane needed modernizing and an economic boost in the early 

1970's. Spokane leaders formulated a daring plan to hold the 1974 

World Exposition along the river in downtown Spokane. This required a 

city-wide plan to reclaim the river for the people and to establish it 

as a natural resource precious to the city. 

In past years, as the city became developed, industry, the rail

roads, and housing lined the river edges. Railroad bridges and struc

tures criss-crossed the river and hid it from view. The public lost 

its river and forgot its significance. 

The economic downturn and a nationwide change in technologies 

allowed Spokane to clear up the river. Useless houses and factories 

were demolished, and the railroads tore up unused tracks and buildings 

which bordered the river. The economies of consolidation and 

modernization, as well as the reuse of many acres of river front land, 

were strong incentives to the railways to free river-bordering proper

ties. As shown in the map, 
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The railroads originally owned much of the riverfront property along 

the Spokane River. 

The plan calls for the city to own 71% of the river front land 

for public and semi-public use. The purpose of this land is as fol

lows : 

1. Provide natural parks for the people of the city. 
2. Act as a flood plain for the river. 
3. Protect the river for future generations from 

overdevelopment of the city. 
4. Help develop the river as the central thread and theme for 

the city giving it identity. 

"The concept re-establishes the river as the thread of the city with 

Havermale Island and the Spokane Falls as the central focus. It pro

vides for recreational, aesthetic and economic development along the 
3 full length of the river in a feasible, planned program." 

Since this plan was put forth in the early 1970's, the city has 

steadily worked towards the objectives listed above. 

3. Spokane Riverfront Plan, pp. 27. 



The site for this housing development exists along the north side 

of the Spokane River, on the west side of town. It is 28 acres which 

is atop a bluff north of the confluence of the Spokane River and Latah 

Creek. The area several miles downstream from Latah Creek is known as 

the Great Gorge. There the river valley is forested and lined by 

basalt rimrock cliffs 600 feet high. This part of the river is essen

tially still wilderness. The River Plan calls for conserving the 

Great Gorge, which will provide an escape from urban life for the city 

residents. Upstream from Latah Creek to Spokane Falls the south bank 

area's existing residential uses will be upgraded. The river's north 

bank will remain undeveloped park land. Today, this section of the 

river is used for swimming, fishing, picnicing and other community 

activities. However, access to this area needs improvement. There is 

no designated access to the river from the north side. The steep 

bluffs prohibit this possibility in most places. The plan calls for a 

continuous link of trails and paths along the river edge. In terms of 

this site, Summit Boulevard/Ohio Avenue would be developed as a scenic 

drive with pull-off spots and view places. Because of the steep 

bluff, the river trail would run along the top of the bluff, just to 

the outside of the scenic view road. 

Site Topography 

The site follows the curve of the river as it bends north. 

The low land along the river is owned by the city of Spokane. 

The top of the bluff (the site itself) is bordered by Summit 

Boulevard/Ohio Avenue on the west and south sides, Monroe Avenue 

on the east side, and Bridge Avenue to the north. This land is 



owned by Burlington Northern Railroad, and is managed by Upland 

Industries, a subdivision of Burlington Northern. The railroad 

used this land and the point made by the curve of the river as a 

point to span the river. A bridge spanned the river and Latah 

Valley for the tracks heading west. 

Only the bridge abutment at the end of the point remains of the 

structure. In the Expo '74 plan Burlington Northern dismantled 

the unused track and bridge. The land was totally cleared off. 

The site for High Bridge Estates is the western-most section of 

land which is bordered by Summit Boulevard/Ohio Avenue, Bridge 

Avenue and Nettleton Avenue. Today, the site is an open field 

with a 30 foot earth embankment and the abutment as the only 

reminder of the railroad. The riverfront park and this project 

are named in memory of the site's former landmark -- High Bridge. 



When Burlington Northern pulled up the railroad tracts, the 

earth berming which led up towards the bridge and the concrete 

abutment were left. The part of this berm which Summit Boulevard 

and Ohio Avenue curve around is often referred to as "The Point" 

by the local inhabitants. The site is grassed with a few scrub 

conifers on the berm. On the river side of Summit Boulevard/Ohio 

Avenue the land drops sharply down to the river's edge. Below 

Summit Boulevard a dense grouping of pine trees exists. Below 

Ohio Avenue the slope is grassy with a few pine and cottonwood 

trees scattered around. Black locust and Chinese Elm tree edge 

growth lines the river along with various types of bushes. 

Good views from the site are oriented to the south and west 

primarily. The well treed West Central neighborhood is seen to 

the north. Eastward, the skyline of downtown Spokane is visible 

with low Mountains as background. 



The views south and westward across the river gorge are of tree 

covered hills and the Latah Creek valley. 

Although the river itself is not visible, the sense of distance 

and grandeur across its deepening gorge is impressive. From the 

western-most part of the site, the beginning of the Great Gorge 

to the northwest is visible. 



Access to the river plain is restricted by the steep bluffs 

to one place. This access is at the apex of the curve formed 

when Summit Boulevard skirts around the abutment and becomes Ohio 

Avenue. This access is steep and narrow and consists of deep 

sand. Thus only pedestrians and four wheel drive vehicles have 

access to the river in this area. 

Nettleton Street, which is the eastern border of the site, 

has been designated as the major arterial road to collect traffic 

from the property. From Nettleton the traffic is to connect with 

Broadway Avenue and thus be directed to the city center and major 

transportation systems. Summit Boulevard/Ohio Avenue is to 

become a scenic motoring route with lookout points. Bridge 

Street, which borders the north end of the site, becomes a dead 

end at the western-most end of the site. 
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CITY AND NEIGHBORHOOD NEEDS 

In response to the city revitalization which was commenced 

in response to Expo '74, the Spokane planning department met with 

members of the West Central community and formed a task force. 

Together they developed a general plan to guide the development 

of the greater area. They had specific ideas of how the empty 

Burlington Northern site (the site for this project) should be 

developed. 

The committees decided that the eastern section of the 

neighborhood, which is closest to the city center, should have 

Hght commercial, light industrial, and medium to high density 

residential uses. The surrounding area is to have slightly less 

intense residential use. The western area which follows the edge 

of the bluff by the river, is to remain low density residential. 

This area should provide a transition between the river park and 

"the denser inner neighborhood. flf \ 
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Originally the Burlington Northern land was zoned as light indus

trial. However, after review by industry siting consultants the 

planning department recommended that the property be used for 

residential purposes. The consultants said that the land would 

not be suitable for light industry because of the restricted 

access and its position relative to services in the city core. 

Based upon the overall general organization purposed for the 

neighborhood the organization of the Burlington Northern property 

should follow a similar flow of density levels to ensure integra

tion with the existing community. The western section of the 

neighborhood has low density single family homes. That indicates 

that the site for High Bridge Estates should be primarily medium 

to low density residential. 

The Neighborhood Improvement Project plan calls ror develop

ment of a bike/jogging path which would encircle West Central 

Neighborhood. Along this path, entrance features and view points 

would be built to take advantage of the views out over the river 

valley and hills, and to help designate and delineate the neigh

borhood. Chestnut Avenue, which is one block east of Nettleton 

Avenue, would be converted to a pedestrian mall, extending to a 

major viewpoint at its junction with Ohio Avenue. The future 

Chestnut Street mall and viewpoint is part of the city's River 

Plan goal to increase river access and viewpoints. 



The West Central Neighborhood Task Force has registered 

several concerns the community has about how the Burlington 

Northern property is developed. As the task force is concerned 

with community vitalization, they feel that any new development 

should maintain or increase the value of the neighborhood towards 

the city. The following list describes what the community feels 

would be appr priate development for the property. 

1. Medium density low rise construction - As seen in the 

Riverfront Plan map, the property has been zoned R3, medium 

density residential. 
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The section of neighborhood which borders the property has 

residential housing which varies in density from six units 

per acre (over most of the area) to eighteen units per acre 

(on a few lots). In the center of the west central neigh

borhood densities can be found which range up to forty-four 

units per acre. The density of the West Central area 

indicates that the overall gross density for the site 

should be at the low end of the medium density range. 

Therefore, the residents expressed a desire that if housing 

is constructed that it be two to four stories tall and of 

medium density range, in keeping with the character of the 

existing housing. 

2. Owner occupied Townhouses - The residents felt that owner 

occupied housing was important to maintain the quality of 

the neighborhood. They also felt that a small amount of 

neighborhood commercial would be suitable, as would be a 

stylish restaurant for the top of the old bridge abutment. 

The restaurant idea has been actively promoted and proposed 

since residents see this as a possible economic boost to 

the neighborhood. 

3. Tie into existing community - As part of the residents plan 

to vitalize the neighborhood, a psychological tie should be 

made with the development to the existing neighborhood. 

The project should not be isolated from the existing com

munity. 

4. Need for visual and psychological access to valley - The 



residents enjoy the visual access across the site to the 

valley features. This is something they wish to retain. 

There should be periodic openings to the development so 

that visual access and psychological tie to the river is 

not lost. Where a view through can not be obtained, a view 

into the development's green space would be valuable. 

5. PUD development - The residents and the city planners would 

like to see the land developed with the Planned Unit 

4 Development concept. 

They feel piecemeal development would not bring as high a 

return monetarily (taxes) and aesthetically, as would a 

well planned community. 

4. Pierre Merlin, New Towns. (London: Methuen and Co. LTD, 1971), 
pp. 185. Pierre Merlin, in his book New Towns, describes four main 
lines of policy for PUD development which are prevalent in the United 
States. 

1. Aim of a true community: Development of small units (Villages) 
as part of the overall plan. 

2. Planned green space: almost all PUD developments are designed 
with open sports or recreation grounds of some type. 

3. Pedestrian linkages: The separation of pedestrian and vehicular 
circulation, and the interconnection of open spaces with 
public facilities through an extensive path system are features 
which are desired of PUD developments. 

4. High quality environment: The existence of playgrounds, patios, 
landscaping, and other amenities which enhance the liveability 
of a PUD. pp. 185 



USER NEEDS 

Although user needs can vary greatly, there are several 

axioms which are constant. The following section describes some 

of the more important needs for this particular project and how 

they were addressed. Clare C. Cooper, in her book Easter Hill 

Village: Some Social Implications of Design, has found a 

hierarchy of needs which exists for housing. In order of the 

most fundamental needs, the hierarchy is as follows: 

1. The need for shelter. 

2. Security from perceived outside threats 

3. Comfort and convenience - physically and 

psychologically. 

4. House as a locale for socializing and expression 
5 5. pleasing aesthetics of house and neighborhood 

When conflicting needs occur, the prior need should be fulfilled 

to maintain resident satisfaction. The author has based this 

list of needs upon a similar hierarchy of psychological needs 

developed by social scientists such as Abraham Maslow, and from 

empirical research. Needs of security from outside threats, 

comfort and convenience, socialization, and an aesthetically 

pleasing environment can be simultaneously addressed through 

proper site design. A hierarchy of spaces with the proper cues 

to provide information about the type of domain it contains is 

fundamental to satisfying the above mentioned needs. 

5. Clare C. Cooper, Easter Hill Village: Some Social Implications 
of Design. (New York: MacMi11ian Pub. Co., 1975), pp. 211. 



Prototype 

A housing development which embodies a system of 

hierarchy which has fulfilled resident's needs is Chatham 

Village. This medium density housing development of 

Pittsburg, Pennsylvania was designed in 1929 by Ingham and 

Boyd Architects. The site design offers insights into the 

value of hierarchically designed spaces and quality materi

als. 

Chatham embodies a concept of semi-public/private open 

spaces which are surrounded by and accessible to townhouse 

residences. The project on a larger scale is surrounded by 

forested parkland. The private space of the units have 

direct access to these small communal open spaces which in 

turn are linked to the community center and forested park 

by extensive pathways. This hierarchy is supported by cues 

produced from the placement of buildings in relationship to 

each other and to the project as a whole. The semi-public 

open space is formed and protected by placement of the 

units along the perimeter of the land. This placement sep

arates vehicles from pedestrian activities and provides all 

units with physical and visual access. Thus this semi-

public area seems to belong to the inhabitants of those 

units, and thus the sense of security for the area is 

enhanced. This arrangement also allows for visual privacy 

between opposing units and helps to lower the perceived 

density. The semi-private green space provides a place for 

children to play, and for residential interaction. The 



vegetation of these areas and the larger park which surrounds the 

development "softens" the view of the buildings and restricts 

vistas into manageable portions. 

The materials used for the dwellings at Chatham Village were 

chosen for their characteristics of long term durability and low 

maintenance costs. The colors and textures of brick stone and 

slate provides the development with an image of familiarity, 

security, and quality. 
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The success of this development can be seen from the turn

over rate. During the first 15 years, the average tenancy was 7 

years and there was a two year waiting list. The project had 

almost 100% occupancy during those years. The hierarchy of open 

spaces and quality materials have resulted in continued occu

pancy, throughout its existance. 



CHATHAM VILLAGE 

SITt run 



Commun i ty 

A sense of community within the development is important 

for long range success of the project. Community in this 

instance is defined as social activity, or fellowship. A 

more precise definition is that of a group of people with 

common interests, activities, feelings, or experiences. This 

goal is difficult to achieve however because community in 

terms of fellowship cannot be designed and directed - human 

nature is too complex. However, through proper design a 

sequence of places can be devised which will allow the oppor

tunity for personal initiative towards a fellowship among 

neighbors. This designed community is a physical 

manifestation of the desired goal. It is characterized by 

the proximity and placement of the units and streets to pro

vide a hierarchy of spaces which allows freedom of choice 

while providing a central focus for possible interaction. 

With the proper delineation and placement of private, semi-

private, and public spaces, a sense of place, uniqueness, and 

control can be achieved for the residents. This will allow 

the residents to form the appropriate fellowship community 

for their needs. 

A site design which has hierarchical levels provides a 

natural buffer or boundary between each domain and a sense of 

organization within the greater development. 



By centering the housing around semi-private open spaces or 

"parks", a hierarchy of outdoor spaces is established at High 

Bridge Estates. j —ry •>. pcJJ) 

P06//C. 

The private outdoor living space is adjoined to the semi-

public parks which are connected by pathways to the public 

open area and community center. This organization allows the 

dwelling to maintain privacy while providing good access to 

public outdoor space. 

The semi-private outdoor space serves several important 

functions. The home can be seen as a 'capsule' for a family. 

As such, if there is no immediate place outside of the cap

sule to escape to, a type of claustrophobia can occur. 

Christopher Alexander has labeled this effect "The space cap

sule syndrome." He says, "The greatest difficulty (for the 

inhabitants) seems to be the stress of confinement. 



The totally man-made character of the capsule environment and 
c 

the inability to escape appear to produce nervous stress.' 

The parks are a place where an individual or group can 

retreat to without leaving the community. On a larger scale 

the community complex, with its open space, pool, and meeting 

rooms serves this function for the larger community. Where a 

housing development is in the interior sections of a develop

ing city, this "escape" function becomes ever more important. 

Qwnershi p 

The medium size of the parks and their enclosure with 

dwelling units promotes a sense of group cohesion, shared 

responsibility and ownership. The organization of the units 

around the green space sends a cue to outsiders that this 

space belongs to the residents. Since the residents can mon

itor the space visually and physically, it becomes territory 

of that group. This also helps break up the development into 

small, more intimate groupings of units, which provide a 

sense of place and belonging for those residents. 

Quality vs. Density 

C. Cooper has found that density is not as an important 

predictor of resident satisfaction as is its combination with 

other variables such as the overall size of the project, 

access and relationship to open space, and protection of pri-

6. Serge Chermayeff and Christopher Alexander, Community and 
Privacy. (New York: Doubleday and Co. Inc., 1 963 ) , pp. 48. 



v a c y .  I t  w a s  f o u n d  t h a t  " r e s i d e n t s  d o n ' t  r e p o r t  f e e l i n g  

c r o w d e d  i f  t h e y  l o o k  o n t o  c o m m o n  g r e e n  s p a c e . T h i s  i s  

b e c a u s e  t h e  p e r c e i v e d  d e n s i t y  i s  l o w e r  t h a n  t h e  a c t u a l  

d e n s i t y .  B y  h a v i n g  o p e n  g r e e n  s p a c e  b e t w e e n  o p p o s i n g  u n i t s ,  

a  v i s u a l  s c r e e n  a n d  p h y s i c a l  d i s t a n c e  i s  c r e a t e d  w h i c h  h e l p s  

m a i n t a i n  p r i v a c y  a n d  l o w e r s  t h e  p e r c e i v e d  d e n s i t y .  

R E L A T I O N S H I P  W I T H  E X I S T I N G  N E I G H B O R H O O D  

S t r e e t  L a y o u t  

S t r e e t  l a y o u t  p l a y s  a  m a j o r  r o l e  i n  d e c i d i n g  t h e  w a y  t h e  

n e w  d e v e l o p m e n t  i s  i n t e g r a t e d  i n t o  t h e  e x i s t i n g  n e i g h b o r h o o d .  

T h i s  s t r e e t  l a y o u t  w a s  c h o s e n  f o r  s e v e r a l  r e a s o n s .  T h e  

c u r v i l i n e a r  n a t u r e  r e f l e c t s  t h e  m o r e  p r o n o u n c e d  c u r v e s  o f  

S u m m i t  B o u l e v a r d / O h i o  A v e n u e  a n d  r e f l e c t s  t h e  r i v e r  b e l o w  

w h i l e  t a k i n g  a d v a n t a g e  o f  t h e  t o p o g r a p h y  o f  t h e  s i t e .  I t  

a c t s  a s  a  t r a n s i t i o n  b e t w e e n  t h e  c u r v e d  s c e n i c  a v e n u e  a n d  t h e  

7 .  C l a r e  C .  C o o p e r ,  E a s t e r  H i l l  V i l l a g e :  Some Social Implications 
of Design. (New York: MacMillian Pub. Co., 1975), pp. 217. 



grid pattern of the existing neighborhood. The curved layout 

allows the site to be divided into four distinct areas which 

along with the traditional street orientation of the units 

produces unique open areas. 

It provides changing views and helps to divide up the site 

into smaller, more manageable vistas. The apex of the curve 

emphasizes the point and produces a natural center focus for 

the community center/pool and playing field. This road con

figuration becomes a part of the existing street layout and 

gracefully finishes off the end the of land mass such in the 

same way Summit Boulevard/Ohio Avenue does. 

Unit Orientation 

The units along Bridge Avenue were placed perpendicular 

to the road. By having the gabled ends facing the street, 

the units simulate the suburban character of the existing 

Bridge Street housing. By turning the long sides of the 

units into the project, the higher density of High Bridge 

Estates is perceptually diminished for the West Central com

munity. The vehicular access to these units is by mews 



(alleys). This perpendicu1ar orientation provides the visual 

access the neighborhood residents desire. 

The other units have a traditional street orientation. 

These units have a formal front entrance oriented to the pub

lic street. This orientation allows the buildings to provide 

visual and aural separation of the residential open spaces 

from the general public. This arrangement also provides con

venient separation of pedestrian spaces from vehicular intru

sion. 

SYMBOLS AND CUES 

Public areas in a housing development are those areas 

which are accessible to or shared by all members of the com

munity, and are typically used for social interaction. 

Private areas are for withdrawing from company or observa

tion. Private areas to be truly private should be free from 

excessive and undesired noises, smells and sights. The rela

tionship between and placement of these two types of areas 

poses problems in restricted areas. Christopher Alexander, 

in Community and Privacy believes that privacy and community 

needs can be met with hierarchies of clearly articulated 

domains. While providing for all degrees of privacy and com

munity living, these domains must be separated and yet allow 
o 

for interaction. 

8. Serge Chermayeff and Christopher Alexander, Community and 
Privacy. (New York: Doubleday and Co. Inc., 1963), pp. 48. 



The separation of domains can be effectively managed 

with symbols or cues. Symbols and cues can be used to help 

identify or reinforce a hierarchy of spaces, sense of 

security, or image. They can help define ownership and 

acceptable behavior. Amox Rapoport has found that "it is the 

social situation which influences behavior, but it is the 
g 

physical environment that provides the cues." 

Symbols and cues cannot prevent certain behaviors from 

happening, but they will convey a message as to what 

behaviors are expected. Oscar Newman in his book Defens i b 1 e 

Space deals with this idea in a more straight forward aspect. 

He says that "Symbolic barriers informs one that he is pass

ing from a space which is public through a barrier to a space 

which is private and where ones presence requires justifica-

10 tion." The use of symbolic barriers and cues help rein

force the hierarchy of domains, without totally isolating 

each space. 

The public community center area is separated from the 

semi-public areas by trees. The public open space and tennis 

courts are separated by a^7.5 foot drop in elevation. 

Residents can view the activities yet access up to the 

residencies is restricted by the steep berm. This provides 

visual control over the area and helps protect residents pri

vacy. 

9. Amos Rapoport, The Meaning of the Built Environment, (Beverly 
Hills: SAGE Publications Inc., 1982), pp. 57. 

10. Oscar Newman, Defensible Space, (New York: MacMi11ian Co., 
1972), pp. 63. 



The semi-private space is separated from the public 

streets in the same manner. A berm acts as a subtle barrier. 

Visual and physical access is still available at certain 

spots, but the cue sent out is that these areas are not for 

just anyone. This berm system also allows for the separation 

of pedestrian activities and vehicular circulation. 

Where pedestrian and vehicular usage intersect, a change 

in pavement material will occur. The change in material will 

be a continuation of the side walk material. This will sig

nal to motorists that pedestrians have a right of way and 

that they are to slow. 

UNITS 

Privacy 

If adequate privacy is achieved between neighbors and 

public spaces, resident satisfaction will be greater. Cooper 

states, "Neighbor tensions arise where definitions between 

private and public spaces and between adjacent private spaces 

are unclear." 1 1  Therefore each unit has a low two foot wall 

which defines each dwelling's privately owned open space. 

Although visual access is not limited, the low wall sends a 

message that the enclosed space is private. The residents 

have an option of attaching trellis fencing atop this defin

ing wall if visual privacy is desired. This fencing is 

optional because some may desire to use vegetation as a 

11. Clare C. Cooper, Easter Hill Village: Some Social Implications 
of Design. (New York: MacMillian Pub. Co., 1975), pp. 252. 



screen, and some may not desire any fencing at all. The 

trellis fencing which allows sunlight and air circulation, is 

important for linkage between spaces. Cooper states that 

"People using private space should not feel totally cut off 

from activity outside their yard or patio. A preference is 

generally expressed to see life going on outside without let-

1 2 ting those outside see in." Small glimpse through the 

fencing will allow for privacy of the unit's space while 

still maintaining a connection to the next hierarchy of space 

- that is, the adjacent semi-public space. 

Image of the Home 

Society is in a time of turmoil. Changes in our society 

has brought about uncertainty and confusion. People are 

yearning for stability in social, economic, and physical 

terms, yet progress and change is inevitable and welcomed. 

In this age of mobility and readjustment of values and norms, 

many people fall back on know value systems, symbols, and 

ideas to help cope with new issues. This has been evident in 

the growth of traditional religions and reaffirmation of the 

value of the traditional family unit. 

In past ages of social turmoil, people 

have chosen homes which represent the values 

and ideals of the past, to provide a sense of 

stableness and security (because the past is 

"Known"). Today, the image of a traditional 

home provides a benchmark of familiarity. 

-U-
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12. Ibid, p. 252 



Some symbols or cues which are seen as part of the traditional 

home are gables, paned windows, grand front entrances, porches, 

bay windows, and the use of brick and metal as materials for a 

sense of sturdiness, stability, and value. These elements and 

materials are used in High Bridge Estates to establish an iden

tity as a traditional home. 

One of the most important symbols of traditional American 

values is home ownership. Faced with the need to work in the 

city with the desire to live in the "country", suburbanites now 

commute many hours to try to have the advantages of both but end 

up wasting time, energy, and resources while suffering a lowered 

quality of life than is potentially available. This quandary can 

be resolved through townhouse living. With condominium 

townhouses, a family can live in the city area, while having the 

advantages of home ownership. The increased density allows for a 

small plot of private land, and a much greater amount of green 

space available to all in the development. Instead of individual 

houses in social isolation the services and amenities of the city 

become readily available. Townhouses offer neat, compact 

organized living in a parklike communal setting. 

Ihe Family Car 

Security for the family car is important. In many families, 

the car is the second most expensive item bought. It is 

important that the car be protected from the elements as well as 

accessible from the unit. A garage as part of each unit answers 

these needs and also provides psychological benefits. Stress and 

worry about an essential and expensive part of the family life is 



eliminated. In its garage the car is with the family and part of 

the home. W. Cowborn has observed the auto's role in family self 

identity. He states, "The home should be designed to display 
13 

'cars', ... as part of the need for personalization." Besides 

providing utilitarian uses, the car is a symbol and actual 

purveyor of freedom. The freedom to go anywhere, any time, is 

important to our culture and should not be ignored. The car is 

part of our society and culture. Until it is rendered obsolete 

by technological change, it is imperative that residential design 

works with it instead of fighting it. 

Organization and Prototypes 

The townhouse has been around almost as long as cities. A 

most common layout is that of the "dumbbell" plan. The dumbbell 

townhouse plan is a double- orientation unit, which is open-ended 

with an interior longitudinal stair and core. This places the 

major living spaces at either end where they are accessible to 

outdoor spaces. The service of elements of stairs, kitchen and 

bath are in the core of the building. 

The townhouse has been used since medieval times, and was 

probably the most common form of housing in most western cities 

until the rigid structural frame came into being. 
A 

The 17th century Procuratie Nuove in Venice, Italy, designed 

by Scamozzi is a palatial example. Entrance is through interior 

courtyards. The major living spaces face outward from the stairs 

13. W. Cowburn, "Popular Housing", Arena. (October 1966), as cited 
by Martin Pawley, Architecture Versus Housing. (London: Praeger 
Publishers, Inc, 1971), pp. 96 



and hallways surrounding the courtyards which provides a view of 

the Grand Canal and Piazza San Marco. 
6 

A 19th century Baltimore rowhouse provides a more typical 

example. Stairs and small rooms or closets make up the core with 

a room off of each end. 
c 

The rowhouses at Reston, Virginia provide a more modern 

example where the interior core provides technical services for 

14 personal hygiene and food preparation. 
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14. Roger Sherwood, Modern Housing Prototypes (U.S.A.: President 
and Fellows of Harvard College, 1978), pp. 11. 
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SITE UTILIZATION 

Restaurant 

There are four uses of this 28 acre site. Based upon the neigh

borhood residents desire for a high quality restaurant, four acres of 

land has been designated for this future purpose. The area which 

would best be suited for a restaurant would be the land encircled by 

Summit Boulevard. The low land would provide parking while the 

restaurant would sit on top of the old railroad berm. The unique set

ting and views would help to make it a premier establishment. 

Commercial 

Approximately 2.4 acres which run the length of Nettleton Avenue 

would be set aside for neighborhood commercial establishments and pos

sibly second story apartment units. This will provide a buffer (and 

possible transition) between the housing units and the development 

which would eventually occur on the remaining railroad property. 

Park Plan 

George Ziegwied, Urban Planner for the city of Spokane, stated 

that a public park has been designated for the area half way between 

Monroe Street and the point. This park would be an extension of Dutch 

Jake's Park and the Chestnut Street pedestrian mall. Another public 

space/recreational park has been designated for the railroad property 

which is just south of the county courthouse, at the eastern most edge 

of the railroad land. This park is to be for the residents of that 

area once developed, and is mentioned for the very western part of the 

property. The area between Nettleton and Summit, based upon the spac

ing of the other parks, a facility for the residents of this section 

of land would be desirable. 



The West Central Neighborhood has one Community Center at the 

very north of the neighborhood. The southwest section is far from 

this facility. Therefore to prevent a lack of services and community 

use facilities, the open park section of my development will have a 

community club as well as open play space. This Center shall have 

meeting rooms, a day care center, and a private community pool for 

residents of the project. This community club and open play space 

will take up approximately 3.31 acres. 

The last use for the land is the medium density townhouse 

development. 

Acreage Breakdown 

Net Residential Land Area 

Total Acres 28 

less 

Restaurant 4.45 

Commercial 2.41 

Community Club/Park 3.31 

High Bridge Rd./Parking 2.95 

Required Site Beautification 2.4 
(10% of 24 acres) 
Mews/Vehicular Drives 1.55 

Net Residential Land Area 10.93 acres 

Gilding Coverage 

In the Spokane Zoning Codes, R3 Dwellings (multi-family 

residences) may not have more than 35% of the building covering the 

lot. Since this is a PUD development, the common open space adjacent 

to the units can be added in to meet this requirement. 



Building Coverage by Area (see map pg.44 ) 

Average 
sq ft/unit 

1. 2,273 

Average bldg 
footprint 
sq ft/unit Coverage 

34% 776 

2. 2,404 776 32 % 

3. 2,525 776 31% 

4. 2,439 776 32% 

5. 2,510 776 31% 

Density 

Density can be defined in several ways. The most common method 

is by dividing the number of dwelling units by the net acreage allot

ted. The city of Spokane uses site area divided by the number of 

dwelling units to approximate appropriate densities for low, medium 

and high density areas. According to this method, the property has a 

designation of medium density residential development. 

Medium Density is usually defined as between 15 to 20 units per 

acre, or between 1,000 - 3,000 sq ft per building. 

Net Density: 196 DU/10.93 A = 17.93, 18 DU/A 

Density by Area (see map pg. ) 

1. 30 DU / 1.58 A = 19 U/A or 2,293 sq ft/unit 

2. 54 DU / 2.98 A = 18 U/A or 2,404 

3. 44 DU / 2.55 A = 17 U/A or 2,525 

4. 30 DU / 1.68 A = 18 U/A or 2,439 

5. 38 DU / 2.19 A = 17 U/A or 2,510 

10.93 A x 43560 sq ft/196 DU = 2,429 sq ft/unit 
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UNITS 

features 

These condominium units offer upper middle income families gener

ous living quarter. Aside from the usual living areas, all units have 

a twenty foot deep private outdoor space, a front porch, and an air 

lock entry. These features provide a procession for entering and 

leaving the dwellings, and weather protection. Some of the units have 

catalytic wood burning stoves. The stoves sit in a brick and ceramic 

"fireplace" nook in the living area. All units have electric heat 

with the option for gas if desired. Most of the twenty and twenty-

four foot wide units have sunken living areas. The sixteen and twenty 

foot wide units have small (41 x 6'-9") balconies off of the master 

bedrooms. The laundry areas are all on the second floor. Housewives 

have found that having the laundry appliances by the bedrooms where 

the laundry is produced saves time and effort. 

In keeping with the concept of home as a place of security and 

familiarity, wood has been used as an interior accent trim. All of 

the stair railings, base boards, wall and interior window trims are to 

be made of finished oak or other hardwood. Wood has a warm color and 

richness which denotes quality. The wall trim is placed six and one-

half feet high. The trim caps all the openings and forms a continuous 

line throughout each floor. In the living area the trim pulls away 

from the wall to house the lighting fixtures. Fluorescent lights 

behind the trim shine upward to reflect off of the ceiling and upper 

wall. This will provide distinctive soft overhead lighting. 



percentage Breakdown and Square Footage 

Families in the United States average 2 to 2.5 children per 

family. These smaller families require less bedroom space than 

families in the past. Thus the majority of housing units are in the 

two to three bedroom range. 

Units - 196 

Size # of units percentage 

of total 
16' wide 50 Z5% 

20' wide 126 64% 

(2 bedroom) (63) (32%) 

(3 bedroom) (63) (32%) 

24' wide 20 10% 

196 100% 



Sixteen Foot Wide Units 

Room Sq. Ft. Uses 

First Floor 

Entry 42 Air lock entry, transition 
space 

Closet 6 

Dining 96 Possible kitchen expansion 

Kitchen 68 

Living 236 Access to outdoors 

Stairs/Hall 92 

Second Floor 

Master Bedroom 211 
Closet 16 

Bath 66 
Laundry 17 

Study 114 Study/library or 2nd bedroom 
Closet 18 

Hall/Stairs 80 

Third Floor 

Optional Study 95 Extra room, unfinished 

Mechanical 18 

Garage 259 

Workshop/Storage 43 Not in units with 
detached garage 

Total Net 
Liveable Space 

1 Bedroom/Study 1022 
With Attic 1117 



Twenty Foot Wide Units 
Room Sq. Ft. Uses 

First Floor 

Entry 57 Air lock, transition space 
Closet 6 

Dining 107 Family room, possible kitchen 
expansion 

Closet 8 

Kitchen 66 

Half Bath 24 

Living 311 Possible dining area, access to 
outdoors 

Stairs/Hall 99 

Second Floor 

Master Bedroom 245 
Closet 16 
Bath 64 Private master bath 

Bedroom 163 
Closet 18 
Bath/Laundry 83 Laundry is in bathroom 

Hall/Stairs 80 

Third Floor 

Attic/Bedroom 195 Area is left unfinished in 
2 bedroom units 

Closet/Dressing 54 

Mechanical 18 

Workshop/Storage 132 Not in all units 

Garage 259 

Total Net 
Liveable Space 

2 Bedroom 1299 Closets, garage not included 
3 Bedroom 1494 



Twenty-Four Foot Wide Units 
Room Sq. Ft. Uses 

First Floor 

Entry 57 Air lock, transition space 
Closet 6 

Dining 144 Kitchen extension, Family room 
Closet 9 

Half Bath 27 

Living/Dining 386 Formal dining area and living 
area. Access to outdoors 

Hall/Stairs 101 

Second Floor 

Family Room/Bedroom 171 Childrens playroom, large 
bedroom 

Closet 18 

Bedroom 2 172 
Closet 11 

Bedroom 3 179 
Closet 11 

Bath 68 

Laundry 19 

Sitting Area 61 Library, Reading, Sewing room 

Hall/Stairs 118 

Third Floor 

Master Bedroom 281 
Bath 66 Private master bath 
Walk-in Closet 35 

Mechanical 18 

Work area/ Storage 213 only in some units 

Garage 256 

Total Net 
Liveable Space - 1850 Closets, garage not included 



Parking 

A garage has been provided for every unit. 

There are three types of private garages. One 

type, the garage is part of each unit. A driveway 

which is large enough to park one car leads into 

the garage which is in the basement level. 

Interior stairs lead up into the unit. These 

units have work areas for mechanical projects or 

general storage. The hot water heater and furnace 

is under the stairs at the far end. 

T 

The other two types are group garages. 

Twelve units enter on ground level and their 

garages are separate structures nearby. Each unit 

has its own spot with storage. The entry drive is 

communal. The last type has a communal drive 

also, but is part of the residents building. 

Entry is from the side of a small group of units. 

The living spaces are one level above as with the 

"individual garage" type. The interior is shared, 

but again, each resident has a stall and storage. 

The individual garages offer the most psy

chological security, and the most freedom to work 

on the auto. It provides extra parking in the 

form of the driveway. The separate garage allows 

for level entry into the unit. Sidewalks are con

tinuous, and front yards are possible with this 

N 



configuration. The garages under sides allow for front yards, con

tinuous sidewalks and good density levels. Any of these garage types 

is superior to open lot parking for security, weather protection, 

maintenance, and repair of residents' vehicles. Space has been pro

vided for public parking in front of the community center, and in 

front of some unit groupings. 

type size number in project sq ft/car 
garage 
in unit 11.5x22.5 100 259 
in side 
of units 
group 12x25 48 300 
Separate 
building 12x25 12 300 

Public Parking 

100 lots @10 x 20 200 sq ft / car 

296 spaces / 196 units = 1.51 parking / unit 
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ZONES and DISTRICTS 

SEC. 115.10 "ZONES AND DISTRICTS" 

1. To achieve the goals of the Comprehensive Plan, the City shall 

use Design Plans, innovative plats, planned units developments, zoning 

agreements and similiar techniques specifying development design, and 

zones regulating land use. In the absence of Design Plans or similar 

development guides provided in Article 3 of this Ordinance, the land 

uses, public and private development, and improvements on land in the 

City of Spokane shall be guided by the Comprehensive City Plan and 

regulated by standards and regulations of the zones as prescribed 

herein. For the purpose of this Ordinance, the City of Spokane is 

hereby divided into zones as follows: 

"R3" MULTI-FAMILY RESIDENCE ZONE 

SEC. 135.10 "PRIMARY INTENDED USE" 

1. The "R3" zone is intended primarily to accommodate small 

multi-family residences. The zone may be used to provide for low-den

sity apartment developments in outlying residential area, to encourage 

development of lots on which single-family residences would be imprac

tical because of terrain, rock, or similiar condition, to permit a 

greater number of persons to reside near secondary focal points of the 

City such as an outlying business or industrial employment center, or 

to establish a buffer between the one-family residence areas and the 

less restrictive "R4" Multi-family and nonresidential zones. To achieve 

this intent, the regulations in those Sections having the prefix 135, 

and the supplementary regulations in Article 2 of this Ordinance shall 

apply in the "R3" zone. 



SEC. 135.20 "PERMITTED USES" 

Hereafter in the "R3" zone no building, structure, or land shall 

be used and no building or structure shall be erected, altered, en

larged, or relocated therein which is designed or intended to be used 

for any use other than the following unless otherwise provided in this 

Ordinance: 

1. Any residential use permitted in the "R2" zone. Any non

residential use permitted in the "R1" zone subject to the regulations 

therein. 

2. Multi-family residences having not more than four (4) dwelling 

units. Residences, including multi-family residences containing over 

four (4) dwelling units, occupying a lot as a group may be allowed 

by special permit as provided in Paragraph 2 of Section 220.20. 

3. Rooms or room-and-board and boarding homes as defined in 

Chapter 253, Laws of 1957, of the State of Washington, for not more 

than eight (8) persons may be provided by a resident proprietor. 

4. Medical and dental offices and offices for the practice 

of healing sciences licensed by the State of Washington may be allowed 

by special permit from the Board after public hearing and a finding 

that the proposal complies with policy outlined in this paragraph 

and will not be unduly detrimental to the surrounding residences: 

a) Such offices may be allowed primarily for the purpose 

of providing easy access to medical and dental services 

for the immediate local residential area. Larger medi

cal and dental offices located in commercial structures 

that serve larger areas are intended to locate in zones 



that permit commercial offices but not in "R3" zones. 

b) Offices allowed are intended to be located in structures 

that are in harmony with this zone's residential environ

ment and will permit the zone to retain its primary 

residential character. Such offices should, therefore, 

locate in existing residences or be constructed in 

a manner that is architecturally residential in appear

ance and suitably landscaped so as to be complementary 

with the primary intended residential use in this zone 

as outlined in Section 135.10.1 of the Zoning Ordinances. 

Such offices shall have suitable access and off-street 

parking. 

c) A maximum of two (2) doctors or dentists and no more 

than a total of six (6) employees including the two 

(2) doctors or dentists may be employed in the office 

building. 

5. Accessory uses ordinarily appurtenant to permitted uses. 

Accessory structures, including private garages, shall not be located 

less than sixty (60) feet from the front property line, except private 

garages when attached to or within the residence. 

6. Other uses permitted under the Supplementary Use Regulations 

in Article 2 and the design guidelines in Article 3 of this ordinance. 

SEC. 135.30 "SIGNS" 

1. Same as permitted in the "R1" zone, Section 120.30. 



SEC. 135.40 "OFF-STREET PARKING AND LOADING" 

1. Off-street parking and loading facilities shall be provided 

for all uses in compliance with those Sections having the prefix 260. 

No parking area shall be located in a required front yard. Unless 

otherwise specified in this Ordinance, no lot or portion thereof shall 

be used for parking or storing commercial motor vehicles, except that 

for each dwelling unit there may be one (1) such vehicle not exceeding 

three-quarter (3/4) ton capacity parked on the premises provided it 

is confined within an enclosed garage. 

SEC. 135.50 "HEIGHT AND AREA REGULATIONS" 

1. All uses in the "R3" zone, except multi-family residences 

occupying a lot as a group by special permit as permitted in Para

graph 2 of Section 220.20, shall comply with the height and yard regula

tions of the "R1" zone. 

2. Hereafter no residence in an "R3" zone shall occupy any 

lot having an area less than six thousand (6000) square feet and there 

shall be not less than two thousand (2000) square feet of lot area 

for each dwelling unit, except as provided for in those sections having 

the prefix 220, or as allowed with bonus density in Planned Unit De

velopments under Sections having the prefix 330. 

SEC. 135.60 "MAXIMUM BUILDING COVERAGE" 

1. No more than thirty-five (35) percent of the lot area shall 

be covered by a residence. 
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SEC. 120.50 "MAXIMUM HEIGHT" 

1. No building shall exceed two (2) stories nor thirty (30) 

feet in height, except schools, churches, and structures which are 

a part of any use that this Ordinance allows by special permit from 

the zoning Board. 

SEC. 120.60 "MINIMUM LOT AREA AND WIDTH" 

1. Hereafter no residence in the "R1" zone shall occupy any 

lot having an area less than seventy-two hundred (7200) square feet 

nor a width less than sixty (60) feet, except as provided in those 

Sections having the prefix 220, or as allowed with bonus density in 

Planned Unit Developments under Sections having the prefix 330. 

SUPPLEMENTARY YARD REGULATIONS 

SEC. 230.05 "BUILDING SETBACKS AND YARDS" 

1. Reasonable yards and building setbacks from property lines 

exceeding the yard requirements of this Ordinance may be established 

by the City Council upon recommendation from the Zoning Board or the 

Zoning Director in those portions of any block or zone where the Board 

or Zoning Director deems such setback or yard necessary to protect 

surrounding properties or to provide for the future widening of an 

adjoining street, or to properly provide for the anticipated future use 

or reuse of property in the block. By this same procedure, front yards 

and building setbacks may be established by Council with depths less 

than that established by existing development under Paragraph (2) of 

Section 230.10 herein, except such front yards shall not be less than 



the minimum front yard required in the zone concerned. Such setbacks 

and yards shall be marked on the Zoning Map. 

2. The requirement for building setbacks and yards may be re

duced or waived for all lots created under a PUD pursuant to sections 

of this ordinance having a prefix 330. 

3. Recommendations to the City Council on building setback 

lines within two (2) or more blocks inclusive shall be determined 

by the Zoning board. 

4. Recommendations to the City Council on a building setback 

line within one (1) block may be determined by the Zoning Director 

provided 100% of all property owners in said block have signed a pe

tition for the change. Seven (7) days prior to recommending approval 

the Director shall forthwith cause a notice stating the proposed change 

in the building setback line, to be posted at several locations along 

the adjacent street. If problems or objections to the proposal are 

encountered, the Director shall refer the matter to the Zoning Board 

for a determination. 

SEC. 230.50 "FENCES AND WALLS" 

1. These regulations shall apply to fences and walls for both 

residential and nonresidential uses when said fences or walls are 

located in any yard required by this Ordinance. Fences and walls 

located on that portion of a lot other than the required yards may 

be of any height commensurate with the building limitations of the 

zone wherein said fence or wall is to be located. 

2. Unless otherwise specified in this Ordinance and except 

where restricted by other City regulations for safety or other reasons, 



fences and walls not exceeding forty-two (42) inches in height above 

the finished ground level may occupy any yard. 

3. Fences and walls not exceeding six (6) feet in height may 

occupy any side yard (including a corner side yard) up to the required 

front yard setback and may occupy any rear yard, except that on a 

corner lot no fence or wall exceeding forty-two (42) inches in height 

shall occupy that portion of the rear yard which adjoins the front 

yard of another lot nor that portion of the corner side yard which 

adjoins both the front yard of another lot and the rear yard of the lot 

on which the fence is to be built, except that a fence or wall not 

exceeding six (6) feet in height may be constructed diagonally across 

said area to connect permitted fences in the corner side yard and 

rear yard of a corner lot. 

SEC. 260.20 "REQUIRED OFF-STREET PARKING" 

The number of off-street parking spaces required of each use 

shall be as follows: 

1. Residences—One (1) space for each single family residence, 

and one and one-half (1-1/2) spaces for each dwelling unit in two-

family and multi-family residences, provided that each single-family 

residence having more than three (3) bedrooms and each dwelling unit 

in a two-family or multi-family residence having more than two (2) 

bedrooms, shall provide one (1) additional space for each two (2) 

additional bedrooms. 

SEC. 260.40 "LOCATION OF PARKING LOT OR AREA" 

1. The most satisfactory location for any parking lot or area 



is on the same lot with the use it is intended to serve. However, 

because there may be practical difficulties involved in securing the 

necessary land for on-site parking, the off-street parking required 

by this Ordinance shall be located as follows: 

a) Residences--On the same lot with the residence such 

parking is required to serve or separated therefrom 

only by an alley, except for multi-family residences 

and rooming houses in the "R4" and less restrictive 

zones. In such cases not less than fifty (50) percent 

of all required parking spaces shall be provided on 

the same lot with the multi-family residence or rooming 

house served and the remainder of the required parking 

spaces shall be provided not farther than four hundred 

(400) feet from said use. 

DESIGN AREAS 

6. Site Beautification and Landscaping. Non-residential uses and 

multi-family residences of over six (6) units shall comply with the 

following site beautification and landscaping requirements: 

a) An applicant for a building permit shall submit to the 

Building Director a landscape plan drawn to approximate 

scale, showing the location and design of landscaped 

areas, plant location and schedule with names, sizes, 

quantities and conditions for trees and other plant 

materials to be planted on the site, and other landscape 

features such as pedestrian walks, benches, fences, 

walls, etc., and irrigation systems proposed for mainte-



nance. The plan shall indicate the final grading pro

posed and the time of completion. The Building Director, 

after review and comment from the Park Department, 

shall judge the adequacy of all landscaping requirements 

of this Ordinance pursuant to paragraph 6b below and the 

Design Plan, and shall report his approval, conditional 

approval or reasons for disapproval within thirty (30) 

days from the date of plan submittal. In cases when the 

landscape plan is filed and approval is delayed, the 

Building Director may allow the building construction to 

proceed to avoid hardship. 

All portions of the lot lying between the building and 

the property lines which are not in parking or screened 

loading or storage, shall be landscaped in combinations 

of lawn and/or trees (or other planted ground cover) and 

decorative paving. The wall(s) of a building facing a 

public street shall be "softened" by landscaping between 

the wall and the street, or (with permission of the City) 

within the street parking strip. Planted beds shall be 

at least three (3) feet wide and at least twenty-five 

(25) sq. ft. in area, must be at least seventy-five (75) 

percent covered with living plant material when mature, 

and shall be provided with sprinklers. Plant varieties 

shall be suitable for the given location, climate and 

soils. Trees, when planted, shall have a minimum trunk 

diameter of one and one-half (1 1/2) inches measured 

three (3) feet above the ground. Large expanses of 



pavement shall be broken by the planting. The combined 

area of all landscaped areas plus landscaped street 

parking strips shall not be less than ten percent (10%) 

of the lot area. 

7. Open Space Corridors 

a) Along the river. In addition to the requirements of the 

City's Shoreline Master Program, a hard-surfaced pathway 

shall be maintained open to the public along the river 

for a depth of not less than ten (10) feet horizontally 

from the top edge of the bank. 

b) Landscaped open space corridors. In reviewing requests 

for rezoning, special permits, planned unit developments, 

zoning agreements, and similiar plans filed for approval 

in-lieu of compliance with the specific zone regulations, 

the Zoning Board shall encourage and, wherever practical 

and reasonable, shall require the plans to help achieve 

the open space corridors of the Design Plan. Where 

appropriate, such corridors shall serve as a primary 

focus of development. 

PLANNED UNIT DEVELOPMENT 

SEC. 330.10 "PLANNED UNIT DEVELOPMENT OBJECTIVES" 

1. This Planned Unit Development (PUD) regulation is intended 

to provide a process whereby a land development project can be planned 

comprehensively as an entity, by use of a unitary site plan which 

permits some flexibility in the regulations of the underlying zoning so 

that the resulting design will more closely fit the site and the project 



PLANNED UNIT DEVELOPMENT 

and meet more fully the Comprehensive Plan goals than would otherwise be 

possible. The result should be a more desirable development in the 

general public interest. 

2. General Objectives. These PUD regulations are designed 

primarily to achieve the following objectives: 

a) To encourage a more creative approach for land develop

ment, achieving a more efficient, aesthetic and desir

able use of the land in harmony with and not adversely 

affecting the surrounding area, but remaining within 

desired population density ranges and land area coverage 

standards. Such land development must be consistent 

with the available land, transportation, utilities, 

public health and safety standards of the City and 

the goals and policies of the Comprehensive Plan; 

b) To best utilize and protect the potential of sites 

characterized by special features such as size, shape, 

geography, topography, or some environmentally sensitive 

feature; 

c) To best preserve historical and cultural features; 

d) To make possible a variety of living, working and/or 

recreational environments; 

e) To maximize opportunities to conserve energy or utilize 

alternative energy sources; 

f) To encourage economy and efficiency in the provision 

and maintenance of utilities and transportation routes 

and in the provision of quality housing at a reasonable 

price; 
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g) To permit a flexibility in design, for example, placement 

of buildings common wall construction, use of open 

spaces, bicycle and pedestrian circulation facilities, 

off-street parking areas, street alignment or other 

methods to achieve these objectives. 

4. Department Comment. The Director shall transmit copies 

of the PUD plan to City departments and other governmental agencies 

with jurisdiction for their advice and report. Such review and comment 

shall be sent to the Director and the applicant no later than twenty 

(20) days before the date set for hearing the PUD. 

5. Public Hearing. Public notice for the hearings shall be 

provided pursuant to Section 450.20 of this Ordinance. The applicant 

shall be responsible for demonstrating consistency with the require

ments of these regulations at the time of application and at public 

hearings. 

6. Zoning Board Approval. After public hearing thereon, the 

Zoning Board may approve or deny a PUD plan according to the plan's 

achievement of the purpose of these PUD regulations. Board decisions 

shall be provided in writing and be based on written findings of fact 

to record the reasons for approval or denial. Approval of a develop

ment plan by the Zoning Board shall be binding as to the general intent 

and apportionment of land for building and other uses, circulation, 

and conditions of approval. The Zoning Board may require a bond or 

surety to guarantee compliance with a condition if they deem necessary. 

7. Final PUD Approval. The applicant shall, within five (5) 

years of the date of Board approval of a PUD, submit a final PUD plan 

of the proposed development to the Director for approval, which shall 
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contain evidence of compliance with all the conditions of the PUD 

approval. If the plans are not received with five (5) years, approval 

of the PUD will have expired and a new hearing shall be required. 

The Building Department may issue building permits when final PUD 

plans are received signed by the Director. 

8. Appeal. Administrative and Zoning Board decisions are sub

ject to appeal pursuant to Section 440 of this Ordinance. 

9. Zoning Ordinance Map. The PUD plan district shall be identi

fied on the zoning map by the symbol "PUD" and with appropriate refer

ence to the PUD plan and explanatory text. The plan and text shall 

constitute a limitation and modification of permitted uses for which 

that land is zoned. 

SEC. 330.20 "PERMITTED USES" 

1. In a PUD, uses shall be permitted in accordance with those 

uses and densities permitted in the underlying zone. Additional uses 

and increases in density may be permitted, as outlined within these 

regulations. 

2. The following uses are permitted in a Residential PUD: 

a) One-family, two-family, and multi-family residences, 

including townhouses; 

b) Accessory incidental retail and other non-residential 

uses may be specifically and selectively authorized 

in a Residential PUD. Permitted accessory uses, how

ever, shall be scaled to meet only the needs of the 

inhabitants of the project; 

c) Recreational facilities including, but not limited 

to, tennis courts, swimming pools and playgrounds; 

L 
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d) Schools, libraries and community halls; 

e) Manufactured home parks and subdivisions, provided 

that the provisions of sections having the prefix 245 

of this Ordinance shall be met as a condition of ap

proval of the preliminary PUD plan. 

3. In residential, non-residential and mixed use PUD's various 

land uses may be permitted, subject to conditions, if such uses are 

deemed by the Zoning Board to be appropriate, in furtherance of the 

objectives set forth in this Planned Unit Development Ordinance, in 

compliance with the Comprehensive Plan, and not unduly detrimental 

to surrounding land uses. However, in any PUD where the underlying 

zone is residential, non-residential uses may be permitted by the 

Zoning Board, provided the following conditions are complied with: 

a) Any non-residential uses proposed in a PUD shall be 

limited to those designed and intended for the use 

of the residents primarily within the proposed develop

ment and planned as an integral part of that PUD. 

Evidence satisfactory to the Board shall be provided 

to show the intended use by the residents and the inte

gral design. 

b) If the non-residential use is a commercial use, the 

applicant shall establish specific community economic 

need for the facilities. The Board may require a compe

tent market analysis to demonstrate that need. 

c) Normally where the underlying zone is residential, 

nonresidential uses would be limited to those allowed 

under the "B1" zone, in compliance with "B1" regulations, 
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unless specifically stipulated otherwise in these PUD 

regulations. 

As a general guide, where the underlying zone is resi

dential, commercial uses will not normally be permitted 

in a PUD unless the project provides in excess of 300 

dwelling units and such commercial uses where limited 

to no than 2% of the land contained in the PUD. 

However, the Board may consider exceeding these limits 

where need is demonstrated by a competent market analysis. 

The commercial uses in a PUD overlying residential 

zones shall not be established until two-thirds (2/3) 

of the proposed residential units are completed. 

No commercial or other intensive non-residential use 

shall be permitted within one hundred fifty (150) feet 

of the boundary of any adjacent residential district. 

The Board may require buffers, landscaping and other 

requirements to minimize undesirable impacts and im

prove the visual amenity; and may require evidence 

that adequate control measures are provided to protect 

the general public interest, health, safety, comfort 

and welfare from any suspected nuisances, hazards 

or offensive conditions. 

Any non-residential uses proposed that are not allowed 

in a "B1" zone or are intended to serve a population 

beyond the PUD development shall require a zone and 

Comprehensive Plan change of the underlying zone and 

land use designation. In unusual circumstances, the 
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Board may consider for approval of a non-residential 

use in a PUD overlying a residential zone that is not 

allowed in a "EM" zone or that serves an area beyond the 

boundaries of thatop p, provided that sufficient com

munity need is demonstrated for it, that it would not be 

unduly detrimental to surrounding land uses and existing 

non-residential centers, and that it complies with the 

City Comprehensive Plan. A market and land use analysis 

must be provided to the Board to support such an appli

cation. The Board may also require a zone change and 

Comprehensive Plan change. 

SEC. 330.25 "SITE AREA" 

1. The required minimum size area for residential PUD1s in 

"R1" and "R2" zones shall be two (2) acres. The minimum site area 

may be waived when planned unit development is used to facilitate 

urban redevelopment or is located in an "R3" or less restrictive zone 

in which case the application will be judged on its merits by the 

Zoning Board. 

SEC. 330.30 "PERMISSIVE VARIATIONS IN REQUIREMENTS" 

1. The Zoning Board may modify permitted uses, requirements 

and standards of the zone or zones in which the project is located, 

subject to the following limitations. 

a) The total off-street parking facilities shall not be 

less than the sum of the required parking facilities 

for the various uses computed separately. 
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b) The resulting PUD plan must be equal to or better than 

conventional development in the Zoning Board's opinion. 

c) All city or private streets, paving, curbs, sidewalks, 

utilities, lights, and similar facilities shall be 

developed according to City standards unless specifically 

waived by the Zoning Board upon recommendation of the 

City Engineer. 

SEC. 330.35 "MINOR ADJUSTMENTS IN PUD'S" 

1. In issuing building permits for construction within PUD's, 

the Building Department may permit minor adjustments of the location 

or dimensions of buildings, providing such adjustments shall not ex

ceed the permitted density or the total number of dwelling units author

ized in the PUD, nor decrease the amount of parking facilities, nor 

permit buildings to be located closer to the site boundary line, nor 

change any points of ingress or egress to the site. Questions as 

to whether the adjustment is minor in nature may be referred to the 

Director for a decision. 

SEC. 330.40 "LOT AREA, BUILDING COVERAGE, YARDS AND HEIGHTS" 

1. In a PUD plan, parcels of land may be plotted for building 

sites which will not necessarily be conventional lot size. Such PUD 

lots are a means of identifying and conveying ownership. 

2. The maximum building coverage, yard requirements and height 

requirements of the underlying zone may be modified in the PUD by 

the Zoning Board, provided consideration is given to the following 

principles: 
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a) Privacy: Each development shall provide reasonable 

visual and acoustical privacy for dwelling units and 

spaces for private use. Mitigating measures may in

clude fences, insulation, walks, barriers, and land

scaping. 

b) Light and air: Building spacing, coverage, and height 

shall be designed to provide adequate provisions for 

natural light and air. 

c) Code Compliance: In no case shall spacing, setbacks 

or heights or buildings violate fire, safety, or other 

building code requirements. 

d) Compatibility: The PUD shall be integrated with sur

rounding land uses and minimize any negative impact 

thereto. 

SEC. 330.45 "RESIDENTIAL PUD AREA" 

1. The Residential PUD area is that portion of a site suitable 

for residential development and uses as a basis for computing permis

sible site coverage and density bonuses and shall be the total PUD 

site less the following. 

a) Natural water bodies including lakes, streams, swamps, 

marshes, and bogs. Such water bodies may be included 

if the shorelines are incorporated in the public open 

space plan of the PUD, provided however, that such 

water bodies shall not comprise more than twenty-five 

(25) percent of the Residential PUD area. 

b) Any portion of the total PUD site set aside for churches 
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or commercial or industrial uses. 

SEC. 330.50 "BASIC DENSITY" 

1. The basic densities are the maximum number of dwelling units 

per gross acre permitted within the underlying zone without bonus 

density. The density of dwelling units per acre may be increased 

by taking advantage of the bonus density allowances as provided in 

Section 330.65 of this Ordinance in zones where permitted. 

SEC. 330.65 "RESIDENTIAL PUD BONUS DENSITY" 

1. Bonus densities are intended to provide the incentive to 

encourage additional amenities or preserve valuable natural or cul

tural features. The satisfaction of any of the bonus density criteria 

specified in paragraph 4 is considered to be in the public interest 

and worthy of a bonus density. 

2. Eligibility to obtain a bonus density is based upon site 

plan review and hearing approval by the Zoning Board. Such bonus 

densities may be granted to a deserving applicant if the PUD plan 

submitted is judged by the Zoning Board to have achieved one or more 

of the bonus density criteria. Prior to its decision on a PUD appli

cation, the Zoning Board may request a review and a recommendation 

on a PUD from the Design Review Committee concerning the PUD design 

and density bonuses. The Design Review Committee may also request 

testimony from additional experts or professionals if it is deemed 

desirable. 

3. The maximum bonus density allowed shall be limited to an 

additional 30% over the density allowed by this Ordinance in the 
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underlying zone. In zones such as "CR" and "RS" where bonus density 

is allowed, either the bonus density allowance in the PUD regulations 

or that allowed in the zone may be utilized in the PUD, but not both. 

4. Bonus Density Criteria: Upon submittal of the PUD applica

tion, the Director shall review the proposed project and submit a 

report to the Zoning Board, containing recommendations and findings 

of fact with respect to the allocation of bonus densities for the 

project. The allocation of bonus densities should be based upon a 

comprehensive review of the entire project. Consideration of the 

following criteria should be given but need not be limited to these: 

a) Preservation of Agricultural Land and Open Space and 

Natural, Historical and Cultural Features - Items 

for consideration in meeting this criterion may include 

the quality of agricultural soils, preservation and 

minimum disturbance of natural features and wildlife 

habitat; preservation of unique historical or cultural 

features; preservation of open space; and preservation of 

air, sunshine, and scenic resources. 

b) Public Service and Facility Availability - Items for 

consideration in meeting this criterion may include 

the provision of public schools; park or other public 

facilities and/or sites; public transit and arterial 

access to site; site located within a reasonable dis

tance of fire and police protection, medical, shopping, 

church and other such amenities. 

c) Energy Efficiency - Items for consideration in meeting 

this criteria may include preservation of solar access; 
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south orientation with added glazing for inhabited 

structures; the use of landscaping and topography for 

windbreaks and shading; the use of solar energy sys

tems either passive or active for heating and/or cool

ing; energy conserving design of roadways and other 

structures; and higher insulation levels. 

Private Recreation Facilities - Items for consideration 

in meeting this criterion may include provision for 

private recreational features such as tennis courts, 

active play areas, swimming pools, passive open space 

areas, bicycle and pedestrian pathway systems. 

Environmental Design - Items for consideration here 

may include onsite drainage control using natural drain

age and landscaped drainage retention facilities; flood 

control measures; significant public access provided 

to lakes or rivers, trails, scenic sites and viewpoints; 

and provision for substantial and exceptional landscape 

treatment. 

Economy of Housing - Items for consideration here would 

include the provision of a mix of housing types, utili

zation of townhouses, condominiums, apartments directed 

to providing a reasonable list of housing. 

Provision of Innovative Design - Items for considera

tion here may include the provision of innovative design 

in a PUD similar to but not limited to that described 

in Sections having the prefix 320 - Innovative Residen

tial Development. 
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h) Other suitable items believed by the Zoning Board to 

be worthy of consideration may also be included as 

bonus density criteria. 

SEC 330.70 "COMMON OPEN SPACE AND FACILITIES" 

1. Common private open space to be shared by residents of a 

PUD shall be owned, maintained and developed by recorded agreement 

between the resident-owners of the PUD acceptable to the City. 
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