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NOTE 1: This is the first preliminary draft of code – intended for review by City Council, Planning Commission, City Staff, the Non-Motorized Transportation Committees and interested citizens.  MAKERS will be discussing provisions with Public Works next week – thus some revisions will likely come out of that meeting.  The provisions herein are intended to replace applicable land use regulations now found in EMC Titles 12 and 13 and some elements of the Public Works Development Standards.  For clarification, we have indicated in (parentheses) whether each chapter is new or updates or replaces a current EMC chapter or section.  
NOTE 2: Also, text in CAPS are special notes to reviewers.  Highlighted text warrants special review.  Lastly, at the end of some sections, we’ve indicated in (CAPS) that the new or updated code language is based on similar language from another community – purely for informational purposes.  
This Article provides standards and guidelines for development that affect the overall character of the City.  This Article establishes general community design standards for public streets and subdivisions, including street layout and block structure.  The standards and guidelines established by this Development Code for the planning of individual development projects are found in Article 5 (Project Design).
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15.40	Streetscape Design (current Section 3 of Public Works Development Standards)
NOTE – DRAFT REFLECTS SUGGESTIONS FROM NMT COMMITTEE AT THEIR MARCH 17 MEETING – BUT UPDATED LANGUAGE HAS NOT BEEN REVIEWED BY STAFF OR NMTC YET.
15.40.010	Purpose (NEW)
Streetscapes are typically defined as the areas between buildings that are occupied by the public street right-of-way and related street, sidewalk, and landscaping improvements, and any setback and yard areas on private property.  Ellensburg’s streetscapes are among the most important urban design features of the community, because their appearance, character and the impressions they evoke, create the public image of the City.  Streetscape design also impacts the ability of residents and visitors to move from place to place.  A high priority for the city is to create a multi-modal network of streets, where roads are shared by a combination of pedestrians, bicyclists, motorists, and transit users.  To accomplish this goal, streets need to be both safe and attractive to these users.
This Chapter provides standards for the planning and design of the publicly-owned portions of the streetscape.  Standards and guidelines for the privately-owned portions of the streetscape (setbacks/yards, landscaping and buildings) are addressed via Site Orientation Standards in Chapter 15.51.
15.40.020	Relationship with Public Works Development Standards (NEW)
The standards of this Chapter establish appropriate requirements for the width and uses of public and private street rights-of-way (for traffic, parking, pedestrians, bicycles, and landscaping).  Detailed engineering standards for public streets are set forth in the Public Works Development Standards. (TO ADD LINK).
15.40.030	Streetscape Design Standards - Applicability (NEW)
The following standards apply to the design and construction of public rights-of-way and right-of-way improvements in conjunction with:
A.	Proposed subdivisions;
B.	Individual lot development where proposed projects are required to provide right-of-way dedications or improvements; and (STAFF - NEED TO DETERMINE IF WE NEED TO ADDRESS APPLICABLE THRESHOLD REQUIREMENTS HERE – OR IF COVERED ELSEWHERE)
C.	Public right-of-way improvements designed and constructed by the City.  
15.40.040	Streetscape Design Standards - Summary (NEW)
PLACEHOLDER FOR ADDING A TABLE COMPARING BASIC DESIGN ELEMENTS BETWEEN DIFFERENT DESIGNATIONS.


15.40.050	Arterial Street design (NEW)
NOTE – TO CONSIDER WHETHER OR NOT WE WANT/NEED TO INCLUDE DEFINITIONS AND DESIGNATIONS HERE – OR WITH OTHER DEFINITIONS IN ARTICLE 1 – OR LINK TO DEVELOPMENT STANDARDS. 
A.	Intent: Provide safe and attractive Arterial Streets to facilitate movement of multi-modal traffic through the City and to regional and community destinations.  As mobility is the primary function of the Arterial Streets, access to property may be limited to accommodate traffic flow.
B.	Principal Arterial Streets:
1.	Definition:  Streets and highways that contain the greatest portion of through or long-distance travel. Such facilities serve high-volume travel corridors that connect major generators of traffic. The selected routes provide an integrated system for complete circulation of traffic, including ties to major rural highways entering the urban area. Generally, principal arterials include high traffic volume streets.
2.	Designated streets: Canyon Road, Main Street (to University Way), Water Street (to University Way), University Way, State Route 97, Manitoba Avenue (Main Street to Water Street) and Vantage Highway.
3.	Design.  See Table 15.40.050(B) and Figure 15.40.050(B) for Principal Arterial design standards.
Table 15.40.050(B). Principal Arterial design standards.
	Element
	Minimum Standards/Details

	ROW width
	104’ in commercial/industrial/multifamily zones; 
116’ in single family zones. 

	Pavement width
	70’ in commercial/industrial/multifamily zones; 
86’ in single family zones.

	NOTE – ROADWAY WIDTHS HERE WARRANT CLOSE REVIEW BY ALL PARTICIPANTS, AS COLLECTIVELY, THEY ARE VERY WIDE, PARTICULARLY IN THE SF ZONES.  POSSIBILITIES THAT MIGHT REDUCE PAVEMENT WIDTHS ARE TAKING OUT SOME/ALL ON-STREET PARKING IN SOME INSTANCES (SEE LANGUAGE/NOTES BELOW), REDUCING THE WIDTH OF SOME/ALL TRAVEL LANES, OR ELIMINATING OR REDUCING CENTER TURN LANES WHERE THEY MAY NOT BE NEEDED)?

	# of lanes
	5 lanes (includes one center turn lane)

	Bicycle lanes
	Arterial streets, except Main Street from Manitoba Ave to University Way.  Alternative: A separate off-street multi-use pathway built per WSDOT standards may be used in place of bicycle lane(s).   

	On-street parking
	On-street parking not allowed in commercial/industrial/multifamily zones, except as an option at the discretion of the Public Works Director for segments of streets designated as a Storefront or Secondary Street or new street specifically intended for such designation and provisions for on-street parking.  
8’ parking lanes on each side of street in single family zones.  Exception:    The Public Works Director may eliminate the requirement for some or all on-street parking lanes where adequate guest parking is provided on-site.

	Planting/snow strips
	10’ wide on both sides of street with street trees and located between sidewalk and street.  (ADD LINK TO CURRENT AND/OR ANY NEW PLANTING STANDARDS)  Planting strips may be used for snow storage and for stormwater management.  Alternative for designated Storefront and Secondary Streets (ADD LINK): Along segments with on-street parking, planting/snow strips may be replaced with trees within grates built into sidewalks.  

	Sidewalk
	7’ wide on both sides.  Where trees within grates are used, sidewalks shall be no less than 12’ wide on designated Secondary Streets and 16’ wide on Storefront Streets.  Alternative: The Public Works Director may allow wider sidewalks in exchange for reduced width planting/snow strips in commercial/multifamily areas based on the anticipated pedestrian traffic.

	Driveways

	TO BE COORDINATED WITH STAFF.

	Turning radii
	Curb radii 30 feet; centerline radii 40mph design speed or as approved by Public Works Director.

	Curbs
	Full height curb and gutter required; accessible curb ramps are required at street intersections; corner curb bulb-outs are required where on-street parking is provided, unless area is needed for turning lane as determined by the Public Works Director.
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Figure 15.40.050(B)(1). Cross-section of standards for new Principal Arterial streets located in commercial, industrial, and multifamily zones. 
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Figure 15.40.050(B)(2). Cross-section of standards for new Principal Arterial streets located in single family zones.  
C.	Minor Arterial Streets:
1.	Definition:  Streets and highways that connect with remaining arterial and collector roads extending into the urban area. Minor arterial streets and highways serve less concentrated traffic-generating areas such as neighborhood shopping centers and schools. Minor arterial streets serve as boundaries to neighborhoods and collect traffic from collector streets. Although the predominant function of minor arterial streets is the movement of through traffic, they also provide for considerable local traffic that originates or is destined to points along the corridor.
2.	Designated streets: Water Street (University Way to Bowers Rd), Main Street (University Way to 14th Avenue), Railroad Avenue, Anderson Road,  Alder Street, Reecer Creek Road, Dolarway Road, Highway 10, Mountain View Avenue, Kittitas Highway, Umptanum Road, Helena Avenue and Bowers Road.
3.	Design.  See Table 15.40.050(C) and Figure 15.40.050(C) for Minor Arterial design standards.
Table 15.40.050(C). Minor Arterial design standards.
	Element
	Minimum Standards/Details

	ROW width
	80’ commercial/industrial/multi-family zones; 
92’ single-family residential zones.

	Pavement width
	46’ in commercial/industrial/multifamily zones; 
62’ in single family zones. 

	# of lanes
	3 lanes (includes one center turn lane)

	Bicycles
	All minor arterial streets.  Alternative: A separate off-street multi-use pathway built per WSDOT standards may be used in place of bicycle lane(s).   

	On-street parking
	On-street parking not allowed for new streets in commercial/ industrial/multifamily zones, except as an option at the discretion of the Public Works Director for segments of streets designated as a Storefront or Secondary Street (ADD LINK) or new street specifically intended for such designation and provisions for on-street parking.  
8’ parking lanes on each side of street in single family zones.  Exception:    The Public Works Director may eliminate the requirement for some or all on-street parking lanes where adequate guest parking is provided on-site.

	Planting/snow strips
	10’ wide on both sides of street with street trees and located between sidewalk and street.  (ADD LINK TO CURRENT AND/OR ANY NEW PLANTING STANDARDS)  Planting strips may be used for snow storage and for stormwater management.  Alternative for designated Storefront and Secondary Streets (ADD LINK): Along segments with on-street parking, planting/snow strips may be replaced with trees within grates built into sidewalks.

	Sidewalk
	7’ wide on both sides.  Where trees within grates are used, sidewalks shall be no less than 12’ wide on designated Secondary Streets and 16’ wide on Storefront Streets.  Alternative: The Public Works Director may allow wider sidewalks in exchange for reduced width planting/snow strips in commercial/multifamily areas based on the anticipated pedestrian traffic.

	Driveways
	TO BE COORDINATED WITH STAFF.

	Turning radii
	Curb radii 30 feet; centerline radii 40 mph design speed or as approved by Public Works Director.

	Curbs
	Full height curb and gutter required; accessible curb ramps are required at street intersections; corner curb bulb-outs are required where on-street parking is provided, unless area is needed for turning lane as determined by the Public Works Director.
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Figure 15.40.050(C)(1). Cross-section of standards for new Minor Arterial streets located in commercial, industrial, and multifamily zones.
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Figure 15.40.050(C)(2). Cross-section of standards for new Minor Arterial streets located in commercial, industrial, and multifamily zones.
15.40.060	Collector Street design (NEW)
1.	Intent: Provide safe and attractive Collector Streets that balance mobility and access to encourage flow of traffic from neighborhoods and provide access to property.
2.	Definition:  An intermediate street connecting local streets to the arterial street system and to activity centers.  
3.	Design.  See Table 15.40.060 and Figure 15.40.060 for Collector Street design standards.
Table 15.40.060. Collector Street design standards.
	Element
	Minimum Standards/Details

	ROW width
	68’ 

	Pavement width
	38’; at intersections with arterial streets, collector streets shall be widened to 50’ to include a left hand turn lane.

	# of lanes
	2 lanes

	Bicycles
	Add 5’ bicycle lanes on each side (10’ extra pavement width and ROW) where designated as a bicycle route, otherwise bicycles share space with cars.  Alternative: A separate off-street multi-use pathway built per WSDOT standards may be used in place of bicycle lane(s).   

	On-street parking
	Parking lanes on both sides of street.  Exception:    The Public Works Director may eliminate the requirement for some or all on-street parking lanes where adequate guest parking is provided on-site.

	Planting/snow strips
	10’ wide on both sides of street with street trees and located between sidewalk and street.  (ADD LINK TO CURRENT AND/OR ANY NEW PLANTING STANDARDS)  Planting strips may be used for snow storage and for stormwater management.  Alternative for designated Storefront and Secondary Streets (ADD LINK): Along segments with on-street parking, planting/snow strips may be replaced with trees within grates built into sidewalks.

	Sidewalk
	5’ wide on both sides.  Alternative: Where trees are provided in grates instead of planting/snow strips, the minimum sidewalk width shall be 11’.

	Driveways
	TO BE COORDINATED WITH STAFF.

	Turning radii
	Curb radii shall be to the lowest street classification of the intersection and shall be a minimum 25’ on Collector Streets 30 feet; centerline radii 40 mph design speed or as approved by Public Works Director.

	Curbs
	Full height curb and gutter required; accessible curb ramps are required at street intersections; corner curb bulb-outs are required where on-street parking is provided, unless area is needed for turning lane as determined by the Public Works Director.
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Figure 15.40.060. Cross-section of standards for Collector Streets.


15.40.070	Local Access Street design (NEW)
1.	Intent: Provide safe and attractive Local Access Streets that provide access to property.
2.	Definition:  A street used primarily for providing access to abutting property.  
3.	Design.  See Table 15.40.070 for Local Access Street design standards.
Table 15.40.060. Local Access Street design standards. 
	Element
	Minimum Standards/Details

	ROW width
	60’ 

	Pavement width
	Residential zones include three options: 20’, 24’, or 30’;
Commercial, multi-use, and industrial zones: Variable depending on whether on-street parking is included.

	# of lanes
	2 lanes

	Bicycles
	Shared lanes

	On-street parking
	Residential zones: No parking lanes for 20’ street, one parking lane for 24’ street, and two parking lanes for 30’ street;
Commercial, multi-use, and industrial zones: Parking lanes may be included at the discretion of the City on one or both sides depending on the length, function, anticipated uses, and desired character of the street. 

	Planting/snow strips
	10’ wide on both sides of street with street trees and located between sidewalk and street.  (ADD LINK TO APPLICABLE PLANTING STANDARDS)  Planting strips may be used for snow storage and for stormwater management.   

	Sidewalk
	5’ wide on both sides.  

	Driveways
	TO BE COORDINATED WITH STAFF.

	Turning radii
	Curb radii shall be a minimum 20’; centerline radii 30 mph design speed or as approved by Public Works Director.

	Curbs
	Full height curb and gutter required; accessible curb ramps are required at street intersections; corner curb bulb-outs are encouraged where on-street parking is provided.





20’ Wide Street
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24’ Wide Street
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30’ Wide Street
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Figure 15.40.070(A). Cross-sections for Local Access Street design options.
15.41	Subdivision Design & Block Structure (NEW)
15.41.010	Purpose (NEW)
The purpose of this chapter is to:
A.	Enhance the character and livability of Ellensburg’s neighborhoods.
B.	Encourages compact and walkable neighborhoods.
C.	Promote “eyes on the street” for safety.
D.	Promote subdivision design that reduces energy consumption.
E.	Integrate open spaces, natural elements, and recreational features into the design of developments.
15.41.020	Block design & connectivity standards (NEW) 
(CLOSE REVIEW WITH PUBLIC WORKS)
Ellensburg’s Comprehensive Plan places a high priority on being a “walkable” community.  In order to be walkable, there needs to be frequent accessible and attractive connections between destinations.  Consequently, this requires a well connected system of streets and pathways that encourages people to walk.  Thus block size and design has a direct impact on the walkability of a community.  
A.	All zones.  
1.	PLACEHOLDER TO ADD REFERENCE CITY STREETS MAP (NEED CORRECT TERM) WHICH IDENTIFIES PLANNED ROADWAYS AND ROADWAY EXTENSIONS – NEW DEVELOPMENT (PROBABLY NEED TO DEFINE THRESHOLD) SHALL BE REQUIRED TO UTILIZE THESE CONNECTIONS – LANGUAGE TO BE COORDINATED WITH TRANSPO, PUBLIC WORKS AND LEGAL.
2.	Connectivity to Abutting Lands.  The street system of proposed subdivisions shall be designed to connect with existing, proposed, and planned streets outside of the subdivision as provided in this Section.  Wherever a proposed development abuts unplatted land or a future development phase of the same development, street stubs shall be provided to allow access to future abutting subdivisions and to logically extend the street system into the surrounding area.  All street stubs shall be provided with a temporary turn-around unless specifically exempted by the [Fire Marshal], and the restoration and extension of the street shall be the responsibility of any future developer of the abutting land. (NOTE, NEW LANGUAGE FROM TRANSPO)
3.	Continuation of Streets.  Planned streets shall connect with surrounding streets to permit the convenient movement of traffic between residential neighborhoods and to facilitate emergency access and evacuation.  Connections shall be designed to meet or exceed the standards in subsections (B) and (C) below, and to avoid or minimize through traffic on local streets.  (NOTE, NEW LANGUAGE FROM TRANSPO)
4.	Accessway Standards.  Where a street connection in conformance with the maximum block length standards in subsection (B) and (C) below is impracticable, an accessway shall be provided at or near the middle of a block in lieu of the street connection, as generally shown in Figure 15.41.020(B).  The City may also require developers to provide an accessway where a cul-de-sac or other street is planned and the accessway would connect the streets or provide a connection to other developments.  Such access ways shall conform to all of the following standards:
a.	Accessways shall be no less than ten feet wide and located within a right-of-way or easement allowing public access and, as applicable, emergency vehicle access;
b.	If the streets within the subdivision or neighborhood are lighted, all accessways in the subdivision shall be lighted.  Accessway illumination shall provide at least 2-foot candles;
c.	All accessways shall conform to applicable ADA requirements (EXCEPTIONS FOR STEEP SLOPES?); and
d.	The City may require landscaping as part of the required accessway improvement to buffer pedestrians from adjacent vehicles, provided that landscaping or fencing adjacent to the accessway does not exceed four feet in height.  Provisions for long term maintenance shall be required.  (NOTE, NEW LANGUAGE FROM TRANSPO)
B.	Residential zones.  New residential developments shall provide an integrated and connected network of streets in a “modified grid” format to help provide a sense of place and orientation and provide multiple travel route options for all users.  A street network dominated by long, irregular loop roads and cul-de-sacs is not appropriate.  The modified grid relies on the “T” and crossroads intersection.  It responds well to incorporating topographic features and creating road form where the property is surrounded by open space.  Sidewalks in a modified grid allow for a continuously linked network.  The following standards apply to new development in the residential zones.  
1.	Blocks shall be designed to provide pedestrian connections at intervals no greater than 400 feet.
2.	Blocks shall be designed to provide vehicular connections at intervals no greater than 660 feet.  DEPARTURES to this standard will be considered by the City provided the alternative design meets the purposes of the standards and meets the following criteria:
a.	A departure provides the opportunity for a public open space or other public amenity that goes well beyond minimum standards herein.  For example, a larger block could allow for the development of a compact village of homes around a centralized open space.  
b.	Vehicular connections shall be provided at intervals no greater than 1,000 feet, except where otherwise provided in this section.
3.	Exceptions to the standards:  Where topography, right-of-way, existing construction or physical conditions, or other geographic conditions prevent compliance or impose an unusual hardship on the applicant, the City shall relax the standards provided the proposed design maximizes pedestrian and vehicular connectivity on the site given the constraints.  
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Figure 15.41.020(B). A good example of a “modified grid.”  Also note how block lengths are measured.
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Figure 15.41.020(C). WE MIGHT ALSO INCLUDE ONE OF THE CASE STUDY SITES/IMAGES THAT WE’RE WORKING ON – HERE’S A PREILMINARY VERSION – ILLUSTRATES MODIFIED GRID, EXTENDING KEY STREETS, ETC.
B.	Commercial zones.  Similar to residential areas, an integrated and connected network of streets is important in commercial zones to help provide a sense of place and orientation and provide multiple travel route options for all users.  Connectivity is particularly critical in areas that allow for a mix of uses (including both residential and commercial uses).  More flexibility is warranted in industrial zones, interchange commercial areas (such as the T-C zone), and within service oriented commercial areas (such as the H-C zone).    
1.	C-C, C-C-2, and C-N zones.  The standards for these zones shall be the same as for residential zones set forth in this section. 
2.	C-H, C-T, and I-L zones.  
a.	Blocks shall be designed to provide pedestrian connections at intervals no greater than 660 feet;
b.	Blocks shall be designed to provide vehicular connections at intervals no greater than 1,320 feet.  Private streets and other internal circulation routes designed per (LINK TO PUBLIC WORKS STANDARS) may be used to meet block/circulation requirements where such connections meet the purposes of the standards.  
c.	Exceptions to the standards:  Where topography, right-of-way, existing construction or physical conditions, or other geographic conditions prevent compliance or impose an unusual hardship on the applicant, the City shall relax the standards provided the proposed design maximizes pedestrian and vehicular connectivity on the site given the constraints.  
3.	I-H zones.  The block design and connectivity standards for the I-H zone shall be the same as the C-H, C-T, and I-L zones as set forth above, except pedestrian connections are required at intervals no greater than 1,320 feet;


15.41.030	Community design provisions (NEW)
A.	Development of neighborhoods.  New residential subdivisions are encouraged to be designed to be integrated with the surrounding neighborhood to ensure that it maintains the established character.  Subdivisions in city expansion areas should be designed so that individual, separately developed projects work together to create distinct neighborhoods, instead of disjointed or isolated enclaves.  The case study in Figure 15.41.020(B) is a good example of how to accomplish this.
B.	Integration with existing/planned open space.  New residential subdivisions adjacent to planned or existing parks or other public open spaces (e.g., creeks, riparian areas), or the landscaped grounds of schools or other public facilities should maximize visibility and pedestrian access to these areas through street configuration, pathways, and development orientation.  
C.	Integration with natural amenities.  New residential subdivisions are encouraged to preserved and integrate natural amenities (views, mature trees, creeks, rock outcrops, and other similar features) with the development as an amenity.  Clustering of lots/units and adjusting roadway configuration to integrate these features is encouraged as a means of achieving these goals.  Public access and visibility to these natural amenities is encouraged.  For example, trails along the perimeter of wetland buffers are an attractive option.  
D.	Edges and Fences.  (CLOSE REVIEW BY NMT COMMITTEE)
"Gated communities," and other residential developments designed to appear as continuous walled-off areas, disconnected and isolated from the rest of the community, are discouraged.  Walled communities also tend to reduce the number of “eyes on the street” to the surrounding areas and make such streets feel less safe and welcoming.  New subdivisions in Ellensburg should consider ways to integrate the new developments into the community rather than walling them off.  While walls and fences may be useful for security, sound attenuation and privacy for the individual homes, there are other creative options that can meet both the individual privacy goals and the larger community design goals. 
Specifically:
1.	Subdivision design that incorporates reverse frontage lots is discouraged.  This refers to double frontage lots that front on one street, but back up to the other and typically including fences that run along the street edge for back yard privacy.  
a.	For arterial streets, no more than 50 percent of the subdivision’s frontage on an arterial street shall be occupied by such lots and no more than 400 feet of arterial street frontage shall be occupied by such lots.  Applicable subdivisions shall comply with fences standards set forth in EMC Chapter 15.57 (which requires landscaping to buffer fences adjacent to streets) and include a plan that demonstrates that any landscaped areas between a fence and the public right-of-way will be continuously maintained. 
b.	Subdivision design that includes lots that back up to Local Access Streets is prohibited.
2.	As an alternative to lots backing up to arterials, provide for lots that face arterials and incorporate alleys to the rear for public access.  Consider wider front yards and/or planting strips to buffer negative impacts from the street. 
E.	Design diversity.  Residential subdivisions are encouraged to incorporate measures that promote design diversity.  This can be accomplished by:
1.	Providing a mixture of lot sizes and/or front setbacks (which could be specified on the final plat); and/or
2.	Providing a diversity of floor plans and façade treatments that avoid monotonous streetscapes.  This could be accomplished with provisions on the final plat and/or special covenants required for lots.  


15.41.040	Open space/parks (NEW)
Parks and open space integrated into subdivisions shall meet the following design criteria: (NEEDS PARKS/REC REVIEW!)
A.	Must be convenient, usable and accessible.  All open spaces shall be physically and visually accessible from the adjacent street or major internal pedestrian route.  Open spaces shall be in locations that the intended user(s) can easily access and use, rather than simply left-over or undevelopable space in locations where very little pedestrian traffic is anticipated.   Locations integrated with transit stops, for instance, would be encouraged, as there is likely to be pedestrian traffic in the area.  
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Figure 15.41.040(A).  These parks are located in accessible and centralized locations within the neighborhood.  Both parks have accessibility from streets on multiple sides combined with good visibility from adjacent homes.
B.	Must be inviting.  Inviting open spaces feature amenities and activities that encourage pedestrians to use and explore the space.  On a large scale, it could be a combination of active and passive recreational uses.  It could include a children’s play area, special landscaping element, or even a comfortable place to sit and watch the world go by.  In order for people to linger in an open space, it must be comfortable.  For instance, a plaza space should receive ample sunlight, particularly at noon, and have design elements that lend the space a “human scale,” including landscaping elements, benches and other seating areas, and pedestrian-scaled lighting.  No use shall be allowed within the open space that adversely affects the aesthetic appeal or usability of the open space.


[image: ] [image: ]
Figure 15.41.040(B).  Examples of inviting park design, with design features and amenities that attract usage from the surrounding community.
C.	Must be safe.   Safe open spaces incorporate Crime Prevention through Environmental Design (CPTED) principles:
1.	Natural surveillance – which occurs when parks or plazas are open to view by the public and neighbors.  For example, a plaza that features residential units with windows looking down on space means that the space has good “eyes” on the park or plaza.
2.	Lighting that reflects the intended hours of operation and appropriate for the proposed activities.
3.	Landscaping and fencing.  Avoid configurations that create dangerous hiding spaces and minimize views.
4.	Entrances should be prominent, well lit, and highly visible from inside and outside of the space.
5.	Maintenance.  Open spaces shall utilize commercial grade materials that will last and require minimal maintenance costs.  Walls, where necessary, shall be designed and treated to deter graffiti.  Use and maintain landscape materials that reduce maintenance cost and maintain visibility, where desired.  
D.	Provides for uses/activities that appropriately serve the anticipated residents and users of the development.  For example, common open space that serves a variety of functions will attract greater usage.  When designing open spaces, project applicants should consider a broad range of age groups, from small children, to teens, parents, and seniors.


15.41.050	Alternative Lot Design (NEW)
A land division and its internal access roads, pedestrian connections and overall lot configuration should be designed to allow placement of homes to address functional design issues. As much as the configuration allows, placement and orientation of homes should consider privacy, solar orientation, access, location and access to open space and other factors that can contribute to the overall livability of the home and its relationship to the surrounding environment.  Flexibility shall be encouraged in spatial orientation of homes on lots to address these issues and create interesting and attractive streetscapes with homes having a high functional value that might not otherwise occur with a less flexible approach.  
To maximize site efficiency and usable open space, small lot developments are encouraged to utilize zero-lot line and courtyard access configurations as described below:
A.	Zero lot line.  This is a configuration where the house and/or garage is built up to one of the side property lines, providing the opportunity for more usable side yard space.  Standards:
1.	Dwelling units and accessory structures may be placed on one interior side property line.  The opposite side yard shall be at least ten feet.
2.	Privacy wall.  In order to maintain privacy, no windows, doors, air conditioning units, or any other types of openings in the walls along a zero lot line structure are allowed except for windows that do not allow for visibility into the side yard of the adjacent lot.  Examples include clerestory or obscured windows.  See Figure ______ for an example of a privacy wall for a zero lot line house.
3.	Eaves along a zero lot line may project a maximum of 18 inches over the adjacent property line.
[image: 22_zerolotline]
Figure 15.40.050(A).  Zero lot line example.


B.	Reciprocal use easement lots.  This works similar to the zero lot line configuration, except that the homes and accessory structures meet the standard setbacks and easements are granted on one side yard to allow consolidated use of the side yards by the adjacent property (see Figure 15.41.050(B)(1) for example).  Also, configurations providing for reciprocal use easements in the rear yard are allowed to maximize usable open space (see Figure 15.41.050(B)(2) for example).  Standards/provisions:
1.	Reciprocal easements shall be noted on the plat.
2.	Privacy wall.  In order to maintain privacy, no windows, doors, air conditioning units, or any other types of openings in the walls of a structure along a reciprocal use easement are allowed except for windows that do not allow for visibility into the side yard of the adjacent lot.  Examples include clerestory or obscured windows.  See Figure ______ for an example of a privacy wall.
3.	Areas within reciprocal use easements may count towards usable open space requirements for applicable lots.
[image: 00_reciprocaluse]
Figure 15.40.050(B).  Example of a reciprocal side yard easement configuration.
[image: 00_reciprocaluse_rear]
Figure 15.40.050C.  Example of a reciprocal rear yard easement configuration.
C.	Courtyard Access Lots.  This includes a series of lots clustered around a private internal roadway.  Standards: 
1.	Maximum number of lots served by a courtyard access: Five (this includes lots fronting the street on either side of the courtyard access).
2.	Maximum length of a courtyard access: 100 feet (or deeper if approved by the local fire department).
3.	Surface width of courtyard access: 12 feet. Due to the limited length, wider drives are unnecessary (safety and function) and undesirable (aesthetics).
4.	An easement of 20 feet in width shall be secured over the applicable parcels to allow lots legal access to the public street.  A maintenance agreement shall be required for all applicable lots and must be recorded on the final plat. 
[image: 21_courtyard_sp][image: 20_courtyard_1]
Figure 15.40.050D.  Examples of courtyard access lots.


D.	Pedestrian-only entry lots.  This includes configurations where one or more lots are clustered around a pedestrian easement and/or common open space and do not front on a street (see Figure 15.41.050(E) for an example).  Standards:
1.	A pedestrian entry easement shall be provided to all homes that do not front on a street, alley, or common open space.
2.	Pedestrian entry easements shall be a minimum of fifteen feet wide with a five-foot minimum sidewalk. 
3.	These lots must contain private detached or shared garages off an alley or other access if approved by Public Works and review for conflicts with existing codes. 
[image: 45_variety1]  [image: 00_pedeasement]
Figure 15.40.050E.  Pedestrian-only entry lot configuration examples.
E.	Protective covenants:  The styles of developments discussed above require special consideration to ensure conflicts between neighbors are minimized and that opportunities are provided for a home owners association to deal with unique issues created by these development forms.  Covenants for these development styles shall be written to address issues unique to small lot developments that use reciprocal use and easement agreements. Great latitude shall be allowed the City in reviewing and requiring covenant elements that deal with identified issues.  
15.41.020	Placeholder for water/sewage/fire/storm drainage elements? (NEW)
IF NEEDED.
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