
Presenter
Presentation Notes
Briar Chapel Master Plan – designed in early 2000’s.  In the past 10+ years, market changes, demand fluctuations, builder turbulence have all led to the need to re-think the plan – different lot sizes, different typology mix, etc.
The current plan is so inflexible that relatively minor changes may take longer than necessary and run the risk of missing market windows. (Phase 5, e.g.)

This exercise focuses on a potential change to the Plan based on the Transect, that may help make a more flexible future for the Developer, while still ensuring the same intent in the Master Plan.  The purpose is to BALANCE flexibility AND predictability.
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The Urban Transect is useful in helping to organize a community plan into different intensities of development – creating an array of more- or less-urbanized environments.
The Transect has 6 divisions (plus other necessary categories for special conditions) and follows a gradation from Rural to Urban.

The following slides apply these Transect Zones to specific land areas in Briar Chapel.
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Scale is important when considering different Transect Zones.  The pedestrian shed is used to structure the development into neighborhoods – centered on particular destinations.

Each of these circles represents a 5-minute walk from edge to center (1320 foot or quarter-mile radius), as this is the accepted distance most people will walk before choosing to drive.  Often, these pedestrian sheds can overlap. One could make the case for Briar Chapel being a community of 6 neighborhoods, with a few looser settlements attached to it.
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Transect calibration includes assigning Transect Zones to areas of the plan based on their appropriate level of urban intensity.  Developments such as Briar Chapel may have several Transect Zones represented…we have proposed 4 Transect Zones.
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The first Transect Zone to identify is the Natural Zone.  This is an area primarily made up of important natural features.  These features can be individual wetlands and forested areas; or they may represent a section of a larger riparian corridor or watershed.  They may be fully protected or identified as areas that may not be regulated but are important to preserve from an environmental or ecological perspective.

The Natural Zone is known as the T-1 Zone in the language of the Urban Transect, and has NO DEVELOPMENT CAPACITY.  This area should be considered passive open space and be counted toward any open space requirements that the County has.
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The rest of the entire land use known as “Open Space” should be mapped next.  These are spaces that include parks, plazas, gardens, dog runs and the like – the type of social spaces that exist throughout the neighborhoods.  These are provided in every Transect Zone, appropriately scaled and programmed for the type of activity that works best to serve its nearby population and is in keeping with the character of the neighborhood location.
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These should be distributed and sized for different types of activities that appeal to everyone.
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The T3 Zone is the least urban, or most rural of the neighborhood zones.  Some of the hallmarks of the T3 Zone are:

General Character:  Lawns and landscaped yards that surround detached large single family houses.  Not much pedestrian activity.
Building Placement:  Large front setbacks, generous side setbacks
Frontage Types:  Porches and Fences
Typical Building Height: 1 to 2 stories
Types of Civic Space:  Parks and Greenways
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The T4 Zone includes 2 sub-zones.  T4-a and T4-b.  They are only slightly different, but in Briar Chapel it is important to note these distinctions, so we classified one (less dense) and one (more dense)  Together, this zone represents the higher level of urbanism found at Briar Chapel.  Some of the hallmarks of the T4-a Zone are:

General Character:  Lawns and landscaped yards that surround smaller detached single family houses and cottages.  Not much pedestrian activity.
Building Placement:  Shallow to moderate front and side setbacks
Frontage Types:  Porches, Fences and Dooryards
Typical Building Height: 2 to 3 stories, third story is usually in an attic configuration
Types of Civic Space:  Pocket Parks and Playgrounds
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The T4-b Zone is the highest level of urbanism found at Briar Chapel.  Some of the hallmarks of the T4-b Zone are:

General Character:  Minimal private yards, mix of townhouse, with potential for multifamily and workplace buildings.  High level of pedestrian activity.
Building Placement:  Shallow to moderate front and side setbacks, buildings shape the public realm and engage the street/sidewalk.
Frontage Types:  Stoops, Dooryards, potentially Shopfronts
Typical Building Height: 3 to 4 stories, fourth story is usually in an attic configuration
Types of Civic Space:  Plazas, Squares
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The Special District Zone
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DUPLICATE of SLIDE 18, PLACE IMAGES IF NEEDED
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Presentation Notes
The benefit in preparing the Transect-Based map is in seeing how it can accommodate a variety of builder programs without changing the overall intent of the Plan.

Each Transect Zone can accommodate a range of building types that show a minimum and maximum density.  Regardless of which end of the range the final build-out achieves, the character that was promised is still delivered.  The flexibility of the range provides the Developer with the ability to be market responsive by dialing up or dialing down the density within the pre-set ranges.

The result is market flexibility within the boundaries of a predictable density cap – without having to redraw, resubmit and re-permit the phase.
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