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CHAPTER 1

Where would you prefer to live? Hore specifically, what
kind of *owr, neighborhood, and house meets your needs?
Since residential environiments are an important part in
people's lives, tovwn planners and designers need to Know
about people’s attitudes, perceptions, and preferences of
their community, This report will aralyze the housing
development prototype, Timber Creek I in Pottawatomxie
County, Kansas for the design aspects of economic factors,
planning policy, physical features and social
considerations.

Goals for community plarning can bhe defined and it is the
knowledge of the public?'s wants that can help promote a way
of life tha* permits satisfaction of psychological reeds and
simplifies the task of satisfying material needs. In
addition, one's goals could help to provide a physical and

social environment harmonious with human nature.!

1 Corbett, p.8
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A good solution for a community looks to the goals formed
through and by the people, and depends also on the planning
and design process. A coherent plan is one that deals with
many factors simultaneously, working on broad as well as
specific scales. For insténce, a strateqy for commurnity
neighborhood planning uses information on population
demographics and social factors, past trerds of housing,
land use analysis, circulation patterns, recreation
apalysis, economic flow, education analysis, and commercial
patterns- to cite a fev aspects. People want the best and
nost up to date of these elements, as they pertairn to their
own environment. They want an environment that is safe,
that allows for social interaction, for expressions of
emotions, and that stinmulates a better quali+y of life,2
Marans and Wellman found thkat, "Even though a person's
assessment of his finmancial well-being, family life, and
Lealth are more germane to the overall quality of life
experience thar the person?'s assessmept of his neighborhood
or housing, the residential environment is subject to
greater al*eration by design and plarning than ary of the
other situations of the individual.3? Therefore, it is the
responsibility of the planners ard designers of communities
and ceighborhoods to be responsive of the needs and

situations of the users, through a variety of ways such as

2 Hester, pP. 2

3 Marans and ¥Wellman, p.37



observation, analysis, and research, so the planning and

design process will be for the people.

o

urpose of The Report.

This report recognizes and assumes that the planning and
design process is contingent on the people's wants, values,
and needs, Planning for a successful or satisfying
residential community then, must occur through some sort of
intergrative process that takes into account econonic,
social and physical aspects of the environment. The intent
of this report is to study the planning and design process
that went into the creation of the residential neiqhborhﬁod
community of Timber Creek I, in Blue Township, Pottavatornie
County, Kansas. Interviews, a questionnaire, observations,
and actual and theoretical research are the tools used for
this analysis and to come to the end product of helpful
guidelines or a list of design criteria for aid in future
planning and design processes.

Desigrn criteria used in the development of residential
environments, are guidelines by which professionals, such as
landscape architects, architects, planners, engineers, etc,
can use %o design and plan for the public. Oscar Newman
states that, "Design quidelines are statements about the
organization and positioning of activity areas and their
lickage with one another. Guidelines are intended to
provide an indication of the generic rather than specific

physical form appropriate to needs of different hunman



activities,*

Thus, the desiqn criteria presented in the report is not
intended to be an all-encompassing criteria list for future
planning. Instead, the desiqgn criteria are justified by the
analysis of this small town community neighborhood Timber
Creek I, and hopefully, it will bhe used as a model in *he
assessment of other proposals in meeting the programmatic

needs of different client groups.

The report will follow a format of broad to specific
considerations of town design. The historical and
theoretical aspects of commurnity planring and neighborhood
design are presented first as background for the analysis of
the planning and design process of Timber Creek I and it
includes social factoré in particular. Then people's
strategies of choosing a place in a neighborhood and the
preference for small towns are discussed in the next
chapter. The next section will then recall the desiqn
aspects that went into the desiqn and plarning of Timber
Creek I. Specific design criteria dealing with economic,
planning, physical, and sociological aspects based on the
prototype, Timber Creek, and research will be the outcome of

this report.

4 Newman, Design Guidelines p.7



Timber Creek I was selected to be the subject of *his
report on small town residential neighborhood planning and
design because it exemplifies a relatively residential
environment in a rural area of Pottawatomie County. It
appears to be a "typical" ceighborhood, yet stands out due
to unique and ecological considerations in the design
solution and perhaps more importan*ly, because of i*s vital
feeling of community. The residents' values and behavioral
influence of the physical community environment were
measured through a questionraire and served as a means to
evaluate Timber Creek's desiqgn.

The terms "neighborhood”, "residential neighborhood
cormunity", and "residential environment" all refer *o a
smaller entity within the larger context of the town or
compunity. "Small town" and "small comaunity" refers to
incorporated cities withk less than 2500 population; +he 0.
S. Census considers this population size *o be +he breaking
poin+. Consquently, the terms "rural area" and Yrural
community" refers to areas called towrships within courties
that are still developing and/or in mainly agricultural use

with less than 2500 population.



CHAPTER 2

The philosophy of the ancient Greeks towards community
design was that the human viewpoint was the determining
factor in the design. This has been true of various times
in past town planning. Patrick Geddes raised similar points
about the human interest of neighborhood ard the form of
cormunity in England at the turn of the century. He thought
that cultural vision and expression, and social and moral
enthusiasms should be part of the planuing process.S

Residential town layout and desigp in the lat*te 19th and
early 20th century followed these ideals of Geddes and the
philarthropic and land conscience British town planning
concepts of Fbenezer Howard. 1In Howards book, Tomorrow: A

. ——

Peaceful Path To Social Reform, published in 1898, he showed

kEis plan for a satellite tovwn called a Garden City. His
prograa was to stop people from moving into cities and +o
redistribute the population in a healthy manner. The
town-country unison theory provided the best of ho*h worlds-

intergqratiosn of classes, social services, and a sense of

3 Stalley, p.197



community. The Garden City movement attempted to secure a
social balance between socioceconomic qroups, and to
integrate the landscape and the people.®

While a garden city is made up of a number of
neighborhood communities, it should not be confused with the
neigqhhorhood itself. 1In America, the early town and
neighborhood planners vwere some of the first lardscape
architects such as Olmstead, Vaux, and Cleveland. The
inteqratior of social factors to the design of neighborhood
space originated with Prederick Law Olmsted, Father of
Landscape Architecture. He found that the design of the
physical environment has a limited impact on social
problems, and designs could help reduce friction between
groups, encourage class interaction, support family

activities, and serve people’s needs.?

New Towns.

Olmsted's influence in the early part of the twentieth
century prompted a sense of social responsibility of the
professional to the user. An example is theguasi-rural™
town, Radburn, in New Jersey, that was desiqned and
partially built by Henry Wright and Clarence Stein. There
are central parklike open spaces, and pedestrian walks are

seperate from the single family detachked houses and

clustered dwellings. The ountcome was that of a close knit

6 Ratcliffe, p.34

7 Hester, p.45



society with its combinations of private, semi-private,
semi-public, and public spaces forming a pleasant living
envirorment,?®

The principles of Radburn were not abondoned, and they
were an inspiration for "new town" developments. A fewv are
in the United States, such as Columbia, Maryland and Reston,
Virginia, as well as others im Europe. The U,S. comnunities
kave a variety of recreational facilities, children activity
places, and shopping and community centers, but largely
restrict their owners to the upper middle class.?

Western Europe, for the past 50 years has expounded on
the physical planning principles of commuanity design that
America has neglected for the most part. Land is bought in
large tracts and developed into housing amidst areas of
preserved landscapes, open space, anrd neighborhood centers.
However in both continents, many of the Rew towns lack

adegnate vision and decentralization.t?

Suburb

Meanwhile, subdivisions have spilled over the American
countryside in the post World War II years. By the vear,
1970, more people lived in the suburbs than lived in

cities. 11t

8 Newton, N. p-485
? Molen, p.33
10 Corbett, p.é&

11 Clawsomn, p. 47
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Herbert Gans studied how the bedroom community of
Levittown, Nevw Jersey was planned and why people choose this
Philadephia suburb. In the early 1960's ke found these
generalizarions that could be adhered to all newvw *towns and
suburbs:
A new community is a physically new place *thkat is
culturally similar the old community. Eesidents
usually aspire to the house, family 1life,
neighboring, and friendship, and while they are
not concerned with the larger community at first,
they do like the community that evolves. The
source of change" is in the new house, the
opportunity for home ovwnership, and most
importantly in the housing mix. Lastly, local
gqovernment can meet the needs of the majority of
voters and largely unresponsive to powerless
minorities. 12
Gan's study had the theme of édetermining to what extent
the community is made by its residents and to what extent
the community is made by leaders, planners, and other
professionals who conceptualize the ideal community. He
said, "In the last analysis, thken, the compunity {and its
origin, impact, and politics) are an outcome of the
population mix, particularly of its dominant elements and
their social structure and culture."13
It has been clear in man's community building past that
there is human interest in planning and design. Planners,
desigrers, politicians, etc, to a large extent, determine

the built environment. Yet, it is ultima*ely the people who

choose where and hovw they want to live. These ipdividual

12 Gans, pp.i408-411

13 Gans, p.i411



preferences and feelings of neighborhoods and small towns

are explored in Chapter Three.

1M



CHAPTER 3

PECPLE'S CHOICE OF PLACE
"Apdrew Jackson said, 'But you must remember, Ry fellow

citizens, that eternal vigilance by the people is the price

of liberty, and that you must pay the price if you wish to
secure the blessing.' To secure the blessing and quarantee

themselves a quality life at home, residents have bequmn *o

show a greater interest in their neighborhoods...."1®

Neighborhoods are the places that are close to home, and
due to their use and familarity, people consider this
territory their own. Boundaries are established as to the
area that people perceive as their neighborkood. This
neighborhood identification is correlated with attitudinal
variables by Hojrnacki. The variables are:

1. Identification of geograptical confiqurations of size

and ccmmonly accepted boundaries.,

2« The level of social subgroup interactions through the
use of mediating institutions and subgroup sharing of
neighborhood facilities.

3. The level of perceived threat by outside groups and

the level of optimism about the future of the

14 Hester, p.13
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neighborhood. s

Choice Strategy.

Defining a neighborhood area then, depends on the
attitudes and perceptions of the people who live there.
Choice is a method by which people seek comprehensible
preferred environments at various environmental scales.
Simplicity of form is easiest to understand and opens up
avenues for people’s choice and involvemert. Iz addition to
choice, another strateqy man uses in selecting and coping
with an envirorment is the factor of control. Kaplan and
Kaplan use this concept of choice and control irn regards to
territory and community. They say that together choice and
control...

create a pattern of coping that has striking
similarities to the behavior called 'territorial®
in other animals....Territory would thus exist
anytime there is a well-developed cognitive map
with associated positive feelings. It is a domain
within which recognition and prediction can be
carried out with cornfiderce and ease. 1t is
valued for the way it facilitates making sense,
for the opportunity for choice and cortrol it
provides, as well as for the many positive
associations it comes to have. Control is
sometimes of the environment, sometimes of the
behavior of others, and sometimes of the flow of
information. It can be exerted at an individual
and at a group level; it also can be strongly
influenced through design and planning.t®

1S Maikherjee, p. 150

16 Kaplan, pp.264-265
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Priva*e and cooperative territory is an important element
for the vitality of a community. Many small towns have this
binding together cooperativeness that gives a serse of
cocmunity and a further motivation to people to use their
abilities for mutual bernefit. "...it becomes apparent that
private territory plus cooperative territory are imperative
to a healthy society, and that it is better for children,
and indeed all family members, to live in a humble dvelling
in a vital community than in a mansion in a incomprehensible

un-neighborhood."1?

ovement to Small Tovns.

In the 1940s through the 1960s, county census data show a
ret outamigration of people from the ronmetropolitan
counties, although towards the end of this period, the
outmigration from nonmetropolitan areas slowed up.l!® Since
the early 1970's, there has been a back to the land movement
or what is called a "rural renaissance".!? This population
turnaround from the cities and suburbs to the rural areas
and small towns shows a significant reversal of the
migration patterns of several decades,

Individuals and families are choosing the nonmetropolitan
areas more often than staying in larger urban regiors. More

and more Americans are thinking positively about the small

17 Molen, p. 14
18 Marans, p.!

19 Plittie, p. 14
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town coomunity and the lifestyle it represents. Suwall towns
kave a more ecologically balanced envirornmert than do cities
and they also maintain a sense of social community.20 The
serse of community is"™ a critical need for human beings
living *ogether and sharing even minpipum values, goals, and
expectations of the good life,"2!

Ahlbrandt and Cunningham (1979) have found that measures
of social network, neighbor friendliness and sense of
community had the strongest association with committment and
satisfaction of their environment.22 People have a set of
values that they place on their environmen+, that is, to %the
house, residential area, the larqger community, and the city
at large, and behavior patterns evolve.23 This environmental
value concept is made into a list of six major cateqories
defined by Appleyard{1973):

1. Values related to survival, e.g. safety, security,

kealth.

2. Values related comfort (or lack of stress), e.q.

spaciousness, guietness, ligh*, cleanliness, ease of

noveRent.

20 Kaplan, p.278
21 Kaplan
22 Ahlbrandt, p. 42

23 Chapin, p.4
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3. Values related to efficiency, e.g9. accessibility,
convienance, orientation, information.

4. Values related to personal develspment, e.gq. privacy,
identity, territorial control, personal expression,
environmental mastery.

5. Values related to social development , e.g. social

interaction, equity, cultural expression.

6. Values related to enyvir
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management efficiency, economy, adaptability.2+

These generalized values and subsequent behavioral
influence »f one's environment can be linked to the physical
design of communities and carn serve as a means to evaluate
such design. These values will be the basis for the
evaluation of Timber Creek I design aspects under the
headings of Economic Factors, Planning Policy, Physical
Features, and Social Considerations, all in Chapter Four.
Since varying socioeconomic factors, the size of *he
setting, and related desiqn aspects have different effects
on people's orientation to the social and physical
environment,25 this study will look at the single prototype
of a small town neighborhood community. Irn this way, the
population and the territorial boundaries are defined, so
desiqgn aspects can be evaluated and the physical or human

scale can be analyzed.

24 Ben-Elia, p.25

25 Ben-Elia, p.29



CHAPTER 4

IIMBER CREEK I ANALYSIS

Timber Creek I is a residential development comprised of
fifty six sinqie family homes in Blue Township, an
incorporated area of Manhattan, Kansas in the western part
of Po*tawatomie County. Fiqure 1 illustrates the Timber
Creek I site plan location inm relation to Manhattan and also
shows the layout of houses on the linear shaped piece of
property that is bound on the west by Pot*tawatomie State
Lake Road and on the east by a wooded area and ravine of
Elbo Creek.
The Timber Creek I desiqn clusters homes around central open
spaces and loop roads that form a series of neighborhtoods
with a sense of community. The developers, Habitats,Inc.,
sough* to find an intergqration of nmneighborhood by way of +he
pkysical desigr and the provision of services. From the
developers point of view, they were "trying to do something
meaning ful in terms of zoning, plannirg, and people.,m"26

The residents of Timber Creek I were asked what their
opinions were about Timber Creek I and the surrounding area.
A questionnaire was used to obtain and measure data of the

attitudinal, behavioral, and sociodemographic

26 Ipnterview-Day
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characteristics of respondents. {Appendix A) The
questionnaire was personally dropped off to the residents or
placed on their door at fifty-one homes on two seperate
afternoons and picked up on three different days at various
times of the day; five of the houseowners vere in *he some
stage of moving or on vacation, and were unable to receive
the questionnaire at all. It was emphasized in a cover
letter and in talking to the residents at the drop off that
the residents?! participation was very important for a true
representation of their neighborhood, that their assistance
was entirely voluntary, and that all information would be
kept confidential. Likert scales provided a selection of
cateqgories for possible responses to various questions,
These responses were then ranked and tabulated for frequency
and cross tabulated with personal data.

The tesults of the 71% return of the residential
satisfaction guestionnaire will be discussed in the
following sections as they pertain to the aspects of the
planning and design of Timber Creek I in Pottawatonmie
county. The design aspects categories of econonic,
planning, physical, and social characteristics will be
treated one at a time, even though these factors in the
compunity environment are interrelated, for *the purpose of
outlining design criteria that went into the creation of
Timber Creek I. They are to be looked at in the generalized
light of Newnan's design guidelines defined earlier ir this

report.
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Econogmic.

The intent of Timber Creek I was to provide housing
alternatives in the Manhattan area for the averaqge income
buyer. 1In 1972, Habitats,Inc., the developers who designed,
engineered, and buil%® Timber Creek I, was made up of four
partners with the intentions of marketing modular housing
units withic a quality setting on the outskirts of
Marhattan. However by 197€ the two remaining principals
were building customized homes. Originally, in 1972, the
average price of a home was approximately 324,000:;this
figqure increased to the $35,000-40,0C0 range by 197¢, and
by 1980 the average price had risen to approximately
$50,000. The increased cost of buying a home in Timber
Creek I can be attributed in large part to the tremendous
inflatory cycle- particularly in the construction *rades
during the mid to late 1970%s. oOther factors that raised
Lome values of Timber Creek I were high interest rates, and
the economy. Dennis Day, one of the principal developers of
Ticzber Creek I, said in an interview, "Since 1978, it has
not been profitable to be in housebuilding or land
development within the Marhattan Market area."27 In 1972,
tke average cost of construction for a 1,200 square foot
home was $21.00 per square foot, while today the cost for
the same 1200 square foot home ir Timber Creek II is

approximately $60.00 per square foot.2%8

27 Interview-Day
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Actually, the cost of buying a home in Timber Creek II is
even hiqher than the 360 per square foot given *he costs of
streets, sewer, and water. Inmprovemernts were financed via
county tonding assessed against each lot paid by the
homecowner in the form of special assessments over twenty
years. The cost of streets, sewer, and water within the
Timber Creek I developmert, on the other hand, were financed
by the developers and included within *he cost of the horme.

Demand for a single family house in the Manhattan area
has been ircreasing irn the last ten yvear period since 1974
due to a steady turnaround and slow, but steady growth rate.
Prices of houses in Manhattan proper range widely according
to their location, However, the average price of a home on
the west side of Manhattan compared to a similar house in
Timber Creek I, runs approximately $3,000-5,000 more.2?

Most residents of Timber Creek I stated in the
questionnaire that they felt that they initially and
presently have a good real estate investment value, relative
to others in Manhattan, as is seen in Table 1 in the
following text.

0f course, the pricing of homes depends on the type of
financing anéd the variations in home size, amentities, lot
size, etc. People seem to be evenly divided reqarding the

choice of in-+own or out-of-town Lhousing. Realtors

28 Interview- Day

29 Interview-Blanton
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TABLE 1

Real estate investment value opinion

Strong Agree Don't Dis- Strongly
Agree Know agree Disagree
% % ! % i
Good initial
real estate investment 40 52.5 2.5 2.5 0
value, relative to others
in Manhattan.

Good real estate

investnent

in the past years, 35 45 15 2.5 0
relative to others in

Manhattan.

 is based on data of the number of residents who reSpondEE
n= 490

attribute these decisions to provision of services and
amenities, preferences for space and neighborhood, driving
distance, and taxes. Taxes are siqgnificantly higher within
Fanhattan, approximately $1,000 kigher per average dwelling,
compared to Timber Creek.39 Taxes are defintely a major
considera*ior in homebuying, as is seen by the 50% of the
respondents who checked "low taxes" as one of their three
reasons for selection of Pottawatomie County as the location
for their family home {Appendix A- Question Ad43), and by the
75% who wrote it out in the open-ended question sectior of
the residential satisfaction questionnaire. TaxXes are one
consideration among other factors effecting a homebuyers

choice in the market place; they change according with the

30 Interview- Winterrowd
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growth and development of the town, area, and coun*ty. It is
difficult to predict the growth of Pottawatomie County
because of the fluctuating growth patterns in and around the
Manhattan area. The Pottavatomie County planning policy
will be examined next, for insight into the projected effect

on Timber Creek and the surrounding area.

Planning Policye.

The Pottawatomie County Area Development Plan is divided
into several districts for management purposes including ttre
southwest planning district of the county extending from
Manha+ttan, on the west, to Wamego on the eastern boundary as
delineated on the accompanying maps taken from the
Pottawatomie County Master Plan Report in Figure 2 and
Figure 3.

The Southwest planning district is made up of several
townships including Blue Tovwnship within wkich Timber Creek
I lies. Blue Township and Southwest Pot+tawatomie County
access is via U.S. Highway 24 wkich is a major arterial
route between Manhattan and Topeka. Highways 177 arcd 99
intersect U.S. Highway 24 providing access to Interstate
Highway 70 ten miles to the south and to U.S. Highway 36
sixty miles to the north.

Blue Township was comprised of 1,080 people in 1977,
compared to &4¢ people in 1970. Yet, the East Mankattar
area proper, where Timber Creek is located, was made up of

180 people ir 1977 as compared to 216 in 1970. This is



Location of Planning Area

Figure 2

LL6T *C Koy :
vl eded - uoyjwooq
=t '
o
.-.-..’lal-foﬂ YUon
| e T . HE _
1 —.  AINNOD — =" -ﬂx—. o T 4440 im.\mz_\_‘
—b 3 0Ll oL AlNNOD Din A3 NN a'ad
/N E bl ot JISNNVAY, e
I ala
L »
] 2ls
8 ‘a :
ANy '1\': - = et L P
W 1;. l..ﬂ seL 2 mi\.”/..eu-.-.
| m S i 5
01 3 A\ A&.
d1lle ]
| el
oo wln 2 - ’ - Ao
.Q«ﬂ.l:lo.ﬁ 1 ™ " " " ' - Y I
om0} eAvI 304 JO sU0Ti0ew gY 3 E] / J. =i 2
wieyjnoe eysy odw pepniouy osly T \ ( vl K m m &:} ¥ : { \ . 32
“od [ <\ n|m
-m:-._.uuu R § Npomn s BB 7 )
erdoep *13g " . —7 Z _.
entd sea | =3 1k }:3 ) - ] NN > : 113.]. ~ F _. i d\Ch .ot
tedjysumoy dug = /s b I m " " } AT
~mOTTOJ ey3} JO wedw pusy oyy Jo _ ! . Y 1534 Tl | ! () i dﬁ
1I® sepnout weaw Jutuuwrd ey ETTY 8 2 \ 1 ﬂ m __«
Q)
. (L Q) o}
NDgURN ro y o NV D BHE (1 .% |..;,. R F . V
woNoH i
¢ ap | I A AL i /(o S AN
easy bBujuueld g ._T. Aol IBRAINDAE 2| TR T 5.,
8y} Jo uol}ed07] L EINE p M E FEREN - [Y= : Y
: i » N .3‘ =y o 3 U—u
L 2inBi4 o A e e Aapoimpivde [ sd 2l
! o |2 : f% Fim{ 3Ng " J o LAY
: m L, M £ ung bt E I EJE) ,m Vi 7 A.rOOO
Ealy J}samyjinosg _ m — Nvyo i) N i A o =] w% v
Ajuno). ajwojeme}jod - 3K ST . [ IORE
ALNNOD. 2 2 vHVRaN 21z ALNNOD ™ H 32 , TIVHSHYW -dul
”-v!n." mlm mlm . L] I-_l.!__ﬂ“ mim LY



Detailed Location of the Plarning Areea
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attributed to changing land use designation. Ir the past,
the area had residential development interspersed with some
commercial and agricultural activity. The change *to a
commercial and industrial pattern is seen as good for hkeavy
land use activity due to the transportation services and
lower lying lands that can better be ecforced with
floodplain res*rictions. (Appendix C-P.C. Master Plan- Land
Use, P.11=-12)

At the present growth rates, Blue Township can expect a
largqe percentaqge increase between 2,200-2,400 persons within
the study period of 1977-1993. Likewise, the area within a
twenty mile radius of Manhattan, that includes part of Blue
Township, is projected to rise to approximately 10,250
persons based on a linear average estimate. (Appendix
C-Pigures 9 and 10)

Thke land use within the Timber Creek developnent is
Single Family Residential (Appendix C-Fiqure 14b) surrounded
by agricultural land use to the south and mixed-aqricultural
land use to the east. (Appendix C-Figures 12 and 13) Wi*hin
+he Pottawtomie County Plannirg Policy, future land use of
comnunity development are determined by the criteria of
access, topodgraphy, sapitation capability, agricultural
conflict, and overall rational location. (Appendix C-Figure
17 and Table 4 and 5)

As land is souqht by developers and for agricultural

practices purposes alike, conflict is inevitable. The
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Planning Commission restric*s housing and other types of
development from prime agqricultural land unless cer+*ain
standards are met, The standards are:

1. The developmnent does not promote scattering and is
therefore classed as Planrned Unit Developmen+*.

2. The development promotes high density and open space
practices. Such densities shall ke qreater +*Lan
three dvelling units per acre.

3. The development is rationally located so as *o be
accessible to transportation without actually
promo*ing "strip" development.

4, The development incorporates internal water and
sanitary facilities on a group basis rather than
individual lots.

5. The development promotes efficiency in land use as
determined by sound planning and engineerirng
practices. 3t

The following reasons were stated in the residential

satisfaction questionnarie open-ended question section that
the following reasons were stated by respondents as *o what
features of Pottawatomie County they liked the most or *he
least, (Table 2 and Table 3 it *the text)

Low taxes are a major consideration to living in
Pottawatomie County, but many respondents did note the rural

character as being an asset of the area. In general though,

31 Appendix C- Pottawatomie County Master Plan Report, p.5
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TABLE 2

Pottawatomie County Features Liked the least

{Could ansver more than once)

Llov taxes 75% of the respondents
Rural,away from city 30% of the respondents
Cost of housing 15% of the resporndents
T B "TABLE 3

Pottavatomie County Features lLiked the Most

{Could ansver more than once)
Poor road conditioans 10% of the respondents
Too far f£rom county seat 10% of the respondents

the respondents of the questionnaire did rot appear to be
knowledgeable of the planning policy of the County, since
many of the people did not fill in arny answer for the
open-ended gquestion about their opinion abou* Pottawatonie

County.

Site Apalysis.

Consideration of the natural patterns and their resulting
impact on community planning is a necessity. A resource
analysis includes studies of soils, topography, surface and
underqround water, vegetation, weather and climate, solar
and wird patterns, and wildlife. Si*te patteras indicate the

suitability of the land for particular uses and development
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types as well as the intensity of that development.
Recognizing site and land characteristics in the planning
process allows for the creation of a comfortable and useable
environment, and usually results in cost savings as well for
the homeowner.

The soils in the area of the County where Timber Creek I
is located are Class I, Kipson-Martic-Soqn types.32 The
soils underlying Timber Creek I are Loth heavy clay/qumbo
and sandy, silt loam to loam with the only major problenm
having to do with the construction and mainterance of roads
due to expansive, unstable soils. The relief of most of the
site is between 1040-1045*' above sea level. Near the creek,
exists a heavily wooded deep ravine. The area has a low
available qround water yield of less that ten gallons per
minute. However, a major aquifer, the Karsas River aquifer
lies a few hundred yards south of the Timber Creek southkern
property boundary, arnd it is from there that Timber Creek I
ard Timber Creek 1I receive their water supply.

The results of the questionnaire show that 15% of the
respondents wrote im an opean-encded gquestion that they do not
like the "hard" drinking water in Timber Creek, while €7,5%
rated the water supply excellent or good arnd 32,.5% rated the
wvater supply only fair or poor.33 These fiqures rating the

adequacy of the water show that the majority of responderts

32 pApperndix C- Pottawatomie County Master Plan Report, p. 2,
Figure 3

33 pppendix A- Questionnaire, questions B1B and A 1M
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are satisfied, but the essay question response of 15% does

shov some indication of dissatisfaction,

Otilities and Services.

The heavy clay/ gumbo soil conditions withir Timber Creek
I effectively limit sewer disposal options in Timber Creek
I. Individual septic systems were not a possibility, so
therefore *he an extended aerotion waste treatment systen
was constructed on the southern boundary of Timber Creek I.

All u+ilities are underground to preserve the visual
inteqrity of the Timber Creek compmunity allowing unspoiled
views to tke woodland and surrounding prairie. Utility
Management Incorporated, U.M.I., a private corporation, was
orqgqanized to manage the water, sever, cable and showtime
television, and trash services for Timber Creek. Telephone,
post office, and school system are generated within the
Manhattan service area, while Pottawatomie County provides
fire and police protection. Busing is provided to Manhattan
with tke exception of the children who attend the nearby
Green Valley Elementary School.

Residents of Timber Creek I use these facilities and
services daily, and rate their adequacy as is shown in Table
4 helow.

Table 4 shows that the majority (at least €0%) of
respondents thought the street circulatior it the
development and the surrounding area was excellert or good,

as well as all the facilities and services except for guest
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TABLE 4

Respondents Ratings of Otilities and Services

Can't
Excel Good Falr Poor Judqge
% % % % z
a) FPlow of vehicular traffic
in the development. 40.0 47.5 12.5 0 0
b) Guest parking. 2«5 20,0 32.5 42.5 O
c) Pedestrian safety. 5.0 55.0 27.5 10.0 0O
d) Highways and roads to
stores/surrounding towns. 32.5 57.5 10.0 0 0
e) Landscaping. 15.0 65.0 17.5 2.5 0
£y Parks/recreational
facilities. 25.0 52.5 17.5 5.0 0
g) Waste treatment center. 45.0 35.90 5.0 5.0 7.5
k) Sewage systen. 42,5 37.5 7.5 285 T:5
i) Pire protection. 5.0 20.0 35.0 25.0 15,0
j) Police protection. 20.0 32.5 35.0 5.0 7.5
X} Educational services. 25.0 57.5 7.5 0 10,0
1) Emerqgency medical and
health care services, 12,5 37.5 27.5 2.5 20.0
m) Water supplye. 25.0 2.5 17.5 15.0 0
n} Refuse pick-up- 55.0 U42.5 2.5 0 0

n= 40

parking, fire and police protection and emergency and health
care services. The data in Table 4 shows that almost half
of tke respondents checked that the guest parking was poor,
thus irdicating the need for more adeguate facilities;
perhaps more areas of parking spaces can be irstalled on the
site. Also, a significant percentage of respondents
corsiders the fire protection fair or poor (60%) or carnot
judge (15% . These and the fiqures for the rating of police
and health care could mean a closer look at the adeguacy or

availability of these services.
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The Homeouwners Association enforces the restrictive

covernants, collects dues, manages the collective affairs of
the Association contracting utility services as well as
maintaining streets, common area and recreation facilities.
A Timber Creek I homeowner must pay monthly dues of $24
{1984 figure) to the Homeovwners Association *o support
services. The Homeowners Associatiorn documents include the
Declaration of Covenants, Conditions and Restrictions that
covers Property Rights, Member ard Votirnqg Rights in the
Association, Covenant for Maintenance Assessnments,
Architectural Control, General Provisiomns, Restrictions on
Use and Easements and Common{(Party) Walls and Fences;
By-laws of Timber Creek East Homeowners Association, Inc.:
and Homeowners Association Responsibilities. (Appendix B)
These covenants, conditions, and restrictions were
established to maintain the visual quality and open space
character, and are enforced to a degree. While 22.5% of the
respondents of the Timber Creek Residential Questionraire
stated in an open-ended question that the Homeowners
Association and its rules were a feature of livirg in that
developrment that they liked the least, as shown in Table 5,
Table 6 shows that people do like the benefits of tLe rules
as they pertain to landscapirg, recreational facilities, ard

the community feeling.



33

-—— - ———— e s s

TABLE 5

Timber Creek Features Liked The Least

{Could ansver more than once)

Homeowners Association 22.5% of the respondents
The water 15.0% of the respondents
Too close/to00 small lot 15.0% of the responderts
T """ TTABLE 6

Timher Creek Features liked The Most

{Could answer more than once)

Adequate outdoor space 75% of the respomndents
Country Life 50% of the respondents
Community feeling 37.5% of the respondents
Quiet 20% of the respondents
Pool and recreation 20% of the respondents
Good for children 17.5% of the respondents

Site planning is "the art of arranging buildings and
other structures on the land in harmony with each o*her,"34
In neighborhood design, site planmring corsiderations involve
the arrangement of elements to provide a mearingful living
environment, such as:

1. Visual continuity of the si*ting of buildirngs,

streetscape, landscapes, signs, recreatioral

facilities

3% Lynch, Introduction
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2. Density of development, lot size, and boundaries

3. Circulation: Vehicular traffic patterns- volunme,
direction, restrictions,parking; Pedestrian-
paths,sidewalks

4, Architecture- size, interior and exterior layout and
function, orientation, style, energy conservation
factors- such as: use neighboring landfornms,
structures, or vegetation for winter wird/ summer sun
protection: minimize reflectivity of ground and
building surfaces outside windows facing the summer
sun; shape and orient the building shell to minimize
winter wind turbulence.

5. Open Space- woodlands, gardens, river area, CORMON
land, space in front, behind, and in between
buildings

6. Amenities- seating, landscaping, lighting, fences,
windmills, recreation- type:active or passive-
swicming pool, tennis court, play areas, to* lots,
bikepaths, fields, track

7. Hazards- pollution, noise, other.3S

The physical environment of Timber Creek I is designed

and engineered in such a way *hat it is functioral, and
haraonious with the natural surroundings. The iritial
concept was to create a series of neighborhoods with a sense

of ccmmunity amidst a preserved, rural setting.3¢ This

3s Lynch, pp.296- 310; Macsai pp.3-10
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design intent is successful by the fiqures taken from the
open ended guestion section in which respondents liked the
“"country life" (50%), the community feeling (37.5%), the
rural character (30.0%), and the layout of the developmert
(15%), as was seen in previous tables in this chapter.

Timber Creek I has a density of 1.4 houses per acre; The
houses are arranged around a series of four central grassed
open areas, that are commonly referred to as "circles" or
loops by the residents. The four loop roads provide good
circulation within each neiqghborhood, limiting unnecessary
+raffic and reducing speed by the curvilinear design. The
four "loops" of open space provide a sense of visual relief.
to the fifty-six home development and at the same time
provide a sense of visual continuity. These areas are known
by residents as "Circle 1", "Circle 2", e*c. (Pigure 4 in
text)

The interior courtyard area or "circle" of each of the
four areas serve as visual and social focal points in the
community environment. Children play there, families meet
there for barhecues and short visits- people identify with
"their circle" and competitior forms among the areas.

Eighty percent of the residents use these central grass
areas in some way and the residents that were interviewed
during the survey process said that the areas were used

heavily for neighborhood gatherings. (Table 7 in the text)

36 Interview- Day
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The cluster layout was also mainly intended to prescrve
the natural vegetation and topography of the wooded ravine
and creek to the east as well as orient the homes to a
series of common open spaces terminating in the central
area. Accessibility to the woods and creek area were major
objectives; The design concept of preserving the natural
amenities of the site and maintaining an open character
within the community as initiated by the developers in the
master plan has been followed through by the Homeowners
Association, vho at times require enforcement proceedirgs
aqainst irndividual residents. In addition, the Association
maintains common open space and operates the recreational
facilities located between the first and second circles
including +he swimming pool, tennis court, a hardsurface
play area, and a tot lot all of which were installed at the
beginning of the building imn 1972. Most (80%) of the
respondents feel the recreational facilities are well

located and Table 7 shows how often the residents use thenm.

Table 7 indicates the swimming pool, and residents' yards
vere used quite often (once a week to over four times a week
on the average weather permitting). However, the tot lot,
and *he river and wooded areas,vere seldom used, if at all.
A hypothesis of why adults do not allow their children to
play in these areas could be because they want their

children *+o play in areas closer to the home; the tot lot
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"TABLE 7

Respondents use of open space/recreation facilities

over 4 2=3 Oonce Mi
Times Times A i
/Week /¥Week Week Never
% 2 % %
a) Swimming pool. 52.5 27,5 7.9 2.5
b) Tennis court. 5.0 7.5 42.5 45,0
c) Hardsurface play areas.15.0 17.5 22.5 35.0 1
d) Tot lot. 10.0 22.5 17.5 47.5
e) Your backyard. €2.5 22.5 7.5 5.0
f} Wooded area. 7.5 5.0 37.5 47.5
gq) River area. 5.0 0 30.0 €2.5
h) Your frontyard. 52.5 3.5 5.0 0
i) Grass common area,
or “circle". 32.5 15.0 32.5 20,0

% is based on data of the number of residents who responded
n= 40

might not be readily accessible, and/or the river and wooded
areas are not deemed areas for everyday play. Several
residents said the same during tke survey process, Also the
fact that people said that they were satisfied with the

of f-center location of the recreation facilities could be
attributed to the common knowledge that people will travel a
distance to swim, and that most people in Timber Creek I do
not play tennis reqularly or allow their children to play in
the tot lot if it is too far away. Perhaps the recreation
facilities would be even more used if there was more variety
and if the facilities were better situated. Eighty percent
of the people did write in the essay section that there was
adequate space for their family's needs, ard the other five

percent said that they thouqght their lots wvwere *oo small.
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The neigkhborhood concept along with the excellent
amenities and recreational facilities has drawn and still
does draw the potential homebuyer to this out-of-town
community.37 The architectural style of the homes is
conservative mainly in response to the conservative market
of the 70's, especially in Manhattarn, Kansas. The 1100-1300
square foot homes have an interior design concentration that
are suited to the needs of the residents3® as is seen in the
figures that 95% of the respondents of the guestionnaire
checked that they strongly agqreed or agreed that the
exterior house style is pleasing, and 90% checked that they
strongly agreed or aqreed that the interior house desiqgn is

functional. ({Appendix A- Questiomns A3A,A3L)

Social.

"The environment viewed in human terms is all *hat
surrounds us and the various settings and circumstances that
we experience....thus, the environment includes not only the
physical, but the conceptual as well."3? Each person has
their own special place in their housing environment that
comes from their cultural association and behavior. Design
can make it possible %o distinguish the use amd ownership of

an area, thereby making it a place in which to feel

37 Interview- Baldwinp
38 Interviews/Survey of Residents

3% Kaplarn, p.- 3
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confident and safe,*9 Small town environments give a sense
of human scale to which people can comfortably relate. This
is called undermanning— that is, there are limits to the
social structure and when those structures reach a
particular size, they tend to be out of humarn scale, not
attaining the positive benefits of their ernvironment,*!

The values related to personal and social development-
privacy, icdentity, territorial control, personal expression,
environmental mastery, social interaction, equity, cultural
expression, as well as the values related to survival-
safety, security, health- are major influences in actions
and reactions of inhabitants to their surroundings and can
be directly affected by the designed environment. For
example, a person might be alienated by the feeling that he
or she does not belong in his neighbortkood, due to an over
association with others, a lack of territorial control, or a
sense of insecurity.

The residential environment can be structured by design
in rela*ticn to livability and control at both the community
and individual level. Privacy is an outcome of the ability
to control, and well-meaning neighbors could encroach upon
another's privacy at times. The very arrangemen* and fornm
of buildings can either encourage or discourage privacy. A

sense 2f conunity encouraqes residents to actively help

40 Yewman, Defensible Space, p.3

41 Bechtel, p. 154
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"nolice™ their neighbtorhood as part of their normal
routinz.*2 The potential criminal perceives such a space as
controlled by its residemts, leaving him as an intruder
easily recognized and dealt with.

Involving citizens is a method for effective
communication and interqration of groups in a community that
otherwise have varying interests, differimg cultural
backgrounds and ways of life. Neighborhood councils, made
up of delega*ted or elected residents of the area and who are
trained and guided by professionals, are a very important
source of ge*ting back to reality in terms of basic values
and actions of the people.

One cannot generalize behavioral information; specific
information aids in effective solutions. The desiqner
should recognize homebuyer preference and livirg patterns so
desiqgn decisions do not conflict with then.*3 This report
will not attempt to include all the sociological aspects on
Timber Creek I. 1Instead, the social values as perceived in
the design intentions will be evaluated in comparison *o
resicden+ preceptions of their neighborhood.

Socially, the designers sought to find an intergration of
neiqghborhood by way of the physical arracgemen*. The si*ing
of *he houses and the recreation facilities centered on a

series of four "circles" or open space areas seems to bring

42 ¥vewman, Defensible Space, p. 3

43 Macsali, p.2
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cohesion to the development and instills a neighborhood
privacy sense. Eighty percent of the respondents of the
questionnaire said that they used the grass common area, or
"circle" in some capacity once a week or over that amount.
(Appendix A- Question A2J) They like the neighborhood
feeling that results though they migh*t not see the physical
design in the same light as it was intended. A case in
point would be the covenants and rules of the Homeowners
Association. It is a burden to some people to adhere to
these gquidelines since 22.5% of the respondents said in an
open ended guestion that they disliked the Homeowners
Association, but the people who live there are generally
pleased with the success of the guidelines- as is noted with
the high percentage of excellent and good ratirnqs of the
physical surroundings. ([Appendix A- Questions A 1A-N)

The Homeowners Association relies heavily ou peer
pressure +0 maintain its stardards. It acts as a regulator
of physical conditions and also of social factors when it
organizes the residents to elect rotating officers and
includes all residents in membership. Several times a year,
the Homeowners Association iniates barbecues, community
meetings, and workdays. The workdays are structured

activities involving neighborhood improvements and upkeep.



CHAPTER 5

I

UMMARY OF TIMBER CREEK I ANALYSIS.
Residential environments have a larqge impact on the
guality of the resident's life, and therefore, desiqgners and
planners need to know how to create and improve communities
ard neighborhkoods in response to people's needs. People are
affected in different ways by their compunities and
partiéularlv their neighborhood. The quality of a house,
the layout of the neighborhood, the costs irnvolved, the way
in which the residential environment fulfills personal
goals, etc. may influence attitudes, mental health,
interpersonal relationships, and satisfaction with family
life. "One way to obtain information about the social and
behavioral ccmponents of design is to involve the ultimate
occupants and users in the desiqn process....If the
architect is sensitive about the needs of the client, there
will be few social and behkavioral issues that will pot be
discussed."++

The residents of Timber Creek I were asked their opinions
of Timber Creek I and the surrounding area and the services
and facilities through a questionnaire. In this way, first

hand informatiorn was ammassed and therefore, the residerts

44 Macsai, p. 193

- 43 -
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were prompted to consider the process and priorities that

goes into cormunity design.

The design criteria compliled by the analysis of Timber

Creek I are listed below:

Design Criteria

ECONONIC ASPECTS

1.

Design intent: The intent of Timber Creek I was to
provide housing alternatives in

the Mapnhattan area for the average income buver.
Phasing: Timber Creek I was built over a period of
approximately seven years, in which time the building
design changed from modular units to custom homes
with basements.
Market price: Originally the price of homes was
approximately 524,000 in 1972 with a 380,000-95,000
resale in 1984. These figures are comparable to
similar style and size homes in Manhattan.

Demand for housipg: The housing market demand in the

Manhattan, Kansas area has heen high for +he past ten
years, and Timber Creek I met and still does meet the
housing needs of the public.

Finances- interest rates, the economy: These factors
have followed the national trend for the past ten

years since 1974, and are basically high, thereby

effecting home values.
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Construction Costs: The average cost of home

construction in the Manhattan area went up by
approximately 340.00 per square foot since 1972. The
developers, Habitats, Inc., financed the cost of
streets, sewer, and water in the Timber Creek I
development.

Income level of client: The market price of Timber
Creek I homes shows that the buyer might be, bhut is
not neccessarily in the middle to middle upper inconme
bracket,

Invesiment

L~

e- initial and over the years:

o]
[
=

Respondents to the gnestionnaire state that the value
of their home was and still is good.

Appraisals and variation of houses: Varies with the
type of financimg, lot size, house size,
architecture, anentities, etc.

Taxes: Taxes in Pottawatomie County are generally

low, and as the respondents to the questionnaire

stated, are a strong draw to the comnunity.

PLANRING ASPECTS

]l

Llocation- county bourdaries, to transportation:

Timber Creek I is located in Blue Township,
Pottawatomie County and with a major arterial access

to the south of U.S. Highway 24.
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land Use: Tinmber Creek I has a zoning faor Single
family residential developmert amidst agricultural
and mixed-aqricultural land uses.
Development patterns- Commercial amnd agricultural

activity: Conflict between community development and
agriculture is resolved through standards that have
+o be met bhefore development can occur. Some of the
housirg development standards are siting in correct
response to floodplains, transportation facilities,
internal improvements, county services, aqricumltural
and timber lands.

Population: The growth rate of Blue Township and of
the entire area around Manhattan is expected to
increase over the next decade. Studies of the
trends, projections and growth and death rates aid in
determining the viability.

Future lapmd u objectives: Potential community

development is determined by the criteria such as,
access, topography,ﬁraasportation facilities,
sanitation capability, agricultural conflict, and

overall rational location.

PHYSICAL ASPECTS

Design internt: The physical environment of Timber

Creek I is designed and engineered in such a way that
it is funcional, and harmonious with the natural

surroundings.



S5«

47
Si*e analysis: surface and underground water,
vegetation, weather and climate, solar and wind
patterns, wildlife, views
Dtilities and services: telephone, post office,

schools, fire and police protection, Lealth care

facilities, streets, snow removal, refuse pick uap,

Site planning: Site planning of Timber Creek I
involved the considerations of the visual con+tinuity
of buildings, streetscape, landscapes, recreational
facilities, and signs. The rural setting was
preserved and is well liked by the residents; the
cluster layout saves the natural vegetation and
topography of the wooded ravine and creek.

Depsity of development: Timber Creek I has fifty-six

homes on a fourty acre site resulting in an overall
density of 1.4 homes per acre, The homes are
arranqed around a series of four central grassed open
areas thereby creating smaller lots and a commurnity
sense.

Circulation: The vehicular traffic patterns are
carefully designed to limit unnecessary traffic ard
to reduce speed. The four roads or "loops" as they
are commorly called, form courtyvards that are heavily

used by the residents. ©Nearly half of the

respondents of the questiontaire stated that qguest
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parking was inadequate, however. Also, there are no
sidevalks in the develoment.

Architecture: The style of the homes is conservative
mainly in response to the conservative market of the
70's and especially in HManhattan, Kansas. The

1100- 1300 square foot homes are well liked for the
irterior and exterior style and functional quality.
people considered the cost to be a determining factor
irc choosing Timber Creek I.

as: Timber Creek's
design uses neighboring landforms, structures, or
vegetation for winter wind/ summer sun protection;
minimizes the reflectivity of ground and building
surfaces outside windows facing the summer sung
shapes and orients the building shell to minimize
vinter wind turbulence.

Open Space: The woodlands to the east on the site
are common areas for all of the residents, as also is
t+he recreation area, and the grassed open spaces in
the middle of the loop road system and beyvond the
bourdaries of the individual properties behind and
inbetvween homes. The Homeowners Association
maintains these areas.

Recreation: The recreational facili*ies are located

between the first and second circles and include a

swimming pool, tennis court, play areas, and a tot
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lot. Respondents state that +he facilities are well
sited, but svimming pocl only vas used often.

Amenities: landscaping; there is no lighting; fence

style and placement is determined by the Homeowners
Association.

Hazards: pollution, noise

ASPECTS

Values related to survival, e.g. safe*y, security,
health.

Values related comfort (or lack of stress), e.qg.
spaciousness, quietness, ligh+, clearliness, ease of
movement.,

Values related to efficiency, e.q. accessibility,
convienance, orientation, information.

Values related to personal development, e.qg. privacy,
identity, territorial control, personal expression,
environmental mastery.

Values related to social development , e.g. social

interaction, equity, cultural expression.

Values related to environmental adminstration, e.q.

management efficiency, economy, adaptability.*s

45 Ben-Elia, p.25
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age: 42.5% are 25-34 years old, 42.5% are 35-44 years
old, 10% are 45-54 years old, 2.5% are €5-74 years
old, and 2.5% did not answver
sex: 47.5% of the respondents were men, 35% of the
respondents were women, and 10% both male and female
together responded.
occupation: housewife 10%, designer 12.5%, service
10%, sales 7.5%, university 15%, manager 25%,
secretary 7.5%, skilled laborer 5%.
lifestyle
married status: married B0%, single 2.5%,
divorced/widowed 10%, did not answer 7.5%.
education
family size
goals
factors:

Near job

Location and quality of schools
Location and quality of shopping
Nice community

Near family and/ or friends
Taxes

Architecture

Cost

Size/appearance/design of house

Size of lot
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11. "Territorial" behavior
12. Community/neighborhood feeling
13. Recreational facilities
14. Services and utilities
15. Traffic on streets
1€, Priva*e territory
17. Cooperative territory

18. Size of town

Finally, it is hoped that the criteria presented in this
analysis of the plapning and design of Timber Creek I, will
be beneficial to other communities. This study has
limitations in scope as well as method; The research design
is disadvantageous in its limitation for assessing the
extent and direction of change since there is no other data
set for comparison. Also, the study focuses on one and
sometimes two adult members of each sampled houselold; the
same views might not be shared by younger members.

The sense of community and satisfaction with one's
residential environment is dependent upor the individual and
the physical, planning, economic, and social aspects. The
quality of life in any community should ard can meet a
person's needs and preferences and encourage satisfaction
and growth. Satisfaction of housing and community is hard

to measure because it is subjective to the opinions of
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pecople, and yet through an analysis such as this one,
planners and designers can see how the planning and desiqgn
process occurs, and hovw the people use the residential

developnent.

BECOMMENDATIONS.

Citizen commitment and satisfacticn are important in
determining the health of a neighborkood. People need anrd
desire a quali*ty of life that is in keepirng with their
standards. Social values underlie wkat a person expects of a
residential area, and differing family status has an eifect
ot one's environmental values. Thus, defining a
neighborhood is dependent on the attitudes and perceptions
of the people who live there, and how one person cees the
residential environment might be very different than how
another sees the same place. However, there does seem to be
a universal preference for a comprehensible environment
since this opens up avenues for people's involvement and for
the claiming and sharing of territory.

Consideration of territorial rights is an interqral part
of neighborhood desiqr. A person's home is one's own place
in the world, a safe get-away from the rest of society. In
light of the Timber Creek I study, a certain feeling of
cogmunity is found to be important, and residents enjay the

neighborhood and its' rural, country settirgqg.
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There are varied parts about the total design concept
that Timber Creek I residents like, such as: low cost of
housing and taxes, the swimming pool, the grass common
areas, the visual amentity of the woods, the lands and their
interisr and exterior housestyle, and so on. However, other
design details could be handled differently in the opinion
of this writer and according to what the reople said in the
questionnaire. Some of the details that could be changed *o
create a more pleasant environmert are: additioral guest
parking facilities; landscaping to add more privacy and
character to individuwval homes as well as +o the housikg
development in general, that is, to use conifers and other
vegetation to buffer and screen side .or back yvaréds that look
onto public roads, or for close together residential lots;
more tot lots located around the neighborhood; more ard
varied recreational facilities. The following scenarios add
to the existing design of Timber Creek I or redesign the
site in various ways given the needs of the consumer and the

market today in 1984.

DESIGN- I

The concept of this design is to revise the original
Timber Creek I site plan to include more landscaping, guest
parking, aund especicially recreation facilities. These
design chkanges, seen in Fiqure 5, are qustified by the

results of the guestionnaire and have evolved from the

process of analyzing Timber Creek I in this report.



Ficure 5: Design 1
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1t is recoemmended that coniferous vegetation be planted
to buffer and screen individual lots to add to the privacy
of the homeowner and to enhance the feeling of enclosure of
cogmunity space. Also, landscaping beds ard gardens would
be located in central grassy areas to give these “circles"
ckaracter. More and ample vegetation and garders in the
central area open spaces gives the circles a change in
appearance, provides protection from winter winds and summer
sun, and gives relief to the expanses of roads and turf.

The conifers would be a part of a phased system of
improvements; included in the first phase could be the
addi*ion of twenty parking spaces for gquest use. The second
phase would be to dot tot lots around the site in public
central areas, since that is where parents allow their
children to play at the present time. The trail systenm
retworking around the site, the sloped amphitheater on the
banks of Elbo Creek, and the addition of the picnic area
would be part of this phase at relatively law cost +o tlhe
residents, Aall three suggestions have great poterntial to be
heavily used, given the characteristics and use of the
existing neighborhood.

A community building, built in the third phase, could act
as a central community meeting place to bring people
together., It's location ip the eastern, central part of the
Timber Creek I site makes an ideal incen*ive to draw

residents to the beauty of the voods ard ravine area. Then,
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in the final phase, a lake would be buil* in the meandering
creek and a gazebo that overlooks the lake and ravine would
be built also to add to the amentities of the housing

development,

LOOP AND TRAIL DESIGYN = II

This design retains the neighborhood loop idea of Timber
Creek I, but arranqges a triple loop system in such a way as
to cover more area of the 30 acre site, thereby increasirg
the number of homes to €1, The major advantages of this
alternative delineated in Fiqure 6 are: It is more
economically profitable to add five Lomes to the site
without siqnificantly raising the linear footage of the
road; A more cokesive idea of commupity would occur becanse
there are only three central areas situated within the loop
rtoad network that are larger in size, have more and varied
activity areas in them, and are linked by the trail systen.

The trail system is ipnterconnected by right-of-ways
between residential lots and through the central grassy
areastha* lead to the common open space areas. These areas
would be used for recreation, gardening, picrnicing,
exercising, and whatever else. The trail rnetwork acts as a
communiatin and social link that is organizational as well
as functioral. Again, a comrmunity building and lake would
add *o the residential community amentities. The lake would
te used for swimming, since a pool is not designed in+to this

scenhario,



Figure 6: Design 2
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PLANNED UNIT DEVELOPMENT DESIGN - III

Thkis design, in Figure 7, allows a new and Jdifferent
experience to occur on the Pottawatomie County site. The
school and commercial area combine with the residential
use,and it is the system of open spaces amidst the duplexes
and townhouses that complete the idea of the "total"
community in the country. The concept is entirely new to
the Timber Creek site, and given today's housing market, it
is an economically feasible alternative.

This scenario has several uses on *“he site- commercial,
school, residential in various types, and recreation. Less
of the site is built up with residential units, thus
creating a blernd of development with exciting possiblities

for use.
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CONCLISION.

The alternatives for the design of Tinmker Creek I are
many. These desiqgns that are presented here show sonmne
changes that could happen, and as alvays, the goal is to
improve the quality of life. Timber Creek I appears to be a
healthy residential environment, yet perkaps the Homeowners
Association could encourage the phased addition of
recreational facilities, gquest parking, and lanrndscaping for
the benefit of the residents and the area.

In short, some major considerations in designirng a

residential environment are:

1. Safe/ One has confidence within it
2. Exciting

3, Stimulating

4. Allows for socializing

5. Advantageous to quality of 1life

Creation or aiding in a "Neighborhood or community"

1. Through physical arrangement of houses and streets:
Combination of private, semi-private, public, and
seni-public spaces;Various uses of land- commercial,
residential, school, recreation, open space; Size of

lots/ location/placement



2. By encouraging creativity amnd individuality of hLonmes

and neighborhood
3. Looking at cultural noras and expressions
4, Fostering a spririt of cooperativeness

Accomodation of the desires of people

1. Ervironment tkat is comfortable, lack of stress,

spacious, guiet, light,clean, ease of movement

2. Environment that is efficient,accessible, convienant,

informative

3. HManaqgement that is efficient, economically feasible,

adaptable

Facilitation of personal development of people

1. Privacy/ identity

2. Territorial countrol

3. Personal expression

4. Environmental mastery

In harmony with natural forces

1. Sun, weather, climate

2. Water

3. Wildlife

The design and planning of community neighborhoods
involves the many and interrelated factors of econonic,
plannirg, physical, and social consideratiors. The
guestions, wha*t makes a neighborhood, and where do people

refer to live, could easily have a multitude of answers.
P

The constant change and evolving of the neighborhood
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varrants a close watch on the evaluation of coamunities
through studies such as this one. t+ is hoped that good
quality of neighborhood coamunity planning and design can

aid in increasing the quality of life.
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March 14,1984

Dear Timber Creek Resident,

Eesidential ernvironments are an iemportart part in peo-
ple's lives. Tor this reason, planners and desiqners need
*o know akont housing preferences and opinions about servi-

ces ané facilities.

You apd your family are beinqg asked *o give yonur opinions
about Tipber Creek and the surrournding arcea, as are the oth-
er residents in this development., Your par+ticipation is
very important for a true representation of yaur neighbor-
tood arnd i+ is entirely voluntary. Within +he pext few
days, I will be stopping by your house +o pick up the can-
pleted gquestionnaire tha* should take about 15 ainutes +o
£fill out, If by chance it is an inconvenient *ime for me t9
stop by, please *ell me then and I will ke happy =2 call

tack later.

Any information vyvou give will be entirely confidential.
Feel free not to answer any questicns that you do no* wish
+0 5T *o0 wWithdrav a+ any time. The questionnaire Las in-
structions at the becginning 92£ each section. If yvou have
aLy questions call me at (913} 532-3149 or asty me when I
pick up this questionnaire in the next week. TharkX you For
yoUur assistance and See you S000n.

Very sircerely vours,
Barbara Borarni, HSH

Gradiate Student
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TIYBER CPEEK RESIDENTIAL SATISTACTICN QUESTIONMALIRD

It

Planners and desiqners concerned with designing commuri-
ties in which people want to live need “o bhetter understand
lLow people see their housing development and it's facilities
and services, and how it fits into *he county. DPlease rate
+ke adequacy of +the following accordirg to *he scale- Fxcel-
lent, good, fair, poor, or caL'rt judge. Check one resporse
rating for esach guestion.

A-1) WHAT IS5 THE ADEQUACY 0F:

r 1 1 T Rl 1

| | | | |Can'+|

|ExcelGood|fair|Poor|Judge|

o + + t + 4

a) Flow cf vehicular traffic { | | { { !
in *te development,. j40.0 j47.5¢12.5¢1 0 1 0 |

IR 1l L i 1 3

L 1 4 1 1 a

b}y Guest parkirg. | 2.5 {20.0132.5442.5] 0 {
} 1 +- + + 4

c) Pedestrian safety. ] 5.0 |58.0127.5]10.0] ¢ |
b ¢ } —1 + {

d) Highways and roads to ] ] ] | | ]
stores/surrocunding towns. j32.5 |157.5110,01 0 0 |

k + + + 1 9

e) Landscaping. 115.0 {65.0117.5] 2.51 9 ]
— + e S ma o

f)y Parks/recreational i | | i | |
facilities. {25.0 152.5{17.5{ 5.91 3

F 1 + 1 4 4

qJ) Waste treatment center. {45.0 135.0] 5.01 5.0112.90 |
| M A B i d i

[ ra 4 1 il K|

h) Sewage systen, j42.5 137.5] 7.5] 2.5110.0 |
b + —+ + + 4

i) Fire protection. | 5.0 120.0135.0123.2113.0 |
I + +— 1 4 {

i) Police protection. {20,0 132.5135.01 5.0] 7.5 |
1 N 1 i 1 1 ]

1 4 4 L ] 1

X) Educational services. 125.0 |57.51 7.51 9 {13.0 |
b + { + + {

1) Emergency medical and | | | i | [
health care services. [12.5 137.5127.51 2.51290.2 |

— + +— + + !

B) Water supply. 125.0 (42,5117,5}115.2] 0 i
t + } + { ]

) Refiuse pick-up. {55.0 {42.5¢f 2.5} 21 0 |
[ 1 1 1 L 4

Inportant Note for entire questionnaire: Numbers in the
boxes are the percertage of the 40 residents who resporded.
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Another important part in urderstandircg thke kinds of con-
munities people wan* has to do with kow *hey use their envi-
ronment and facilities. This next* sectior asks for a count
of how many tipnes a week yvou and/or your fanmily use the out-
door areas and recreation facilities in Timber Creek.

Please check only one ansvwer for each gquestion accordirLg *o
an estima+ed average for your family.

A-2) HOW CFTEY¥ DO YOU USE THESI OUTDCOR ARFAS AND
RECEZATION FACILITIES WHEN THE WEATHER PBIZRMITS?

r p 3 El I

| | Crce | 2-3 |Cver 4 |

i | A |Times |Tines |

|Never| ¥%eel |/Heex |/Heek |

. | + % + 1

a} Swimming rool. ] 2.5 117.5 127.5 }52.5 ]
- + +— + 1

b) Tennis cour+, 145.,0 j42.% | 7.5 ] 5.0 |
Yt 1 + 4

¢) lardsucface play areas. 135.0 122.5 {17.5 {15.0 |
| + } +- {

é) Tot lots. 47,5 117.5 }22.5 110.0 ]
t + t + |

e} Your backyard. ] 5.9 | 7.5 |22.5 |62.5 1
b : o + + .|

f) %@ooded area. 1875 137:5 | Bal 1 7.5 |
t t + —+ 1

g) River ar=a. j62.5 130.0 | O ] 5.0 t
— + t + {

h) Your frontyard. 1 0 } 5.0 ] 3.5 |52.5 |
) t + + + 1
1) Grass common area/circle | | ! | |
126.0 [22.5 ]115.0 132.5 |

L s 2 i 1 J
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Nex* , please answer the following statemernts according *o
the given opinion scale using one check per statemern<.

A-3) I FETL THAT:

r T L k] < T h |

Strong | Agree {Dorn 't |Dis- |S*rtonqlyl

Agree | |Kiow JagreejDisagree]

} + + + + 4

a) The exterior house style | | | { | ]
is pleasing. 122.5 172.5 ] 9 | 5.0 1 2 |
-1 + + t .|

b) Thke interior house Jdesiqn| | 1 | | |
is func+ionala. 130.0 |62.0 | 9 | 7.5 1 DO |

F 1 + t + 1

c) My home geis adequate | | ] { | i
interior sunliqght. 125.0 152.5 12.5 (17.5 | 2.5 i

+ t } + $ 1

d) "y home gets adequate | | | l i !
sunlight for gardens. 130.0 |147.5 ]5.0 15.0 ] © |

+ 1 —+ } + 1

e)Lard in +the develogment | | | | i |
is well-maintained. ju4s.0 |50.0 |5.0 | O | S| |

F t { + t .|

f) The recreation facilities| | { | | |
are located well. }122.5 |57.% [5.0 112.5 ]| O |

t { + + +— 4

g)Initially, I go* a good | | | | ! |
real estate investnment ] { | | | {
value, relative to others) | | | § |
in danhattan. 4.0 }52,5 2.5 12.5 | O |

F + + + { 9

k) In *he past years, I feel| | | I | I
I have a good real estate] ] | | | |
investment, relative to | | | | | ]
others in Manhat*tan. 135.0 J45.0 115.0 |2.50 | |
— + + + + 4

i)I am basically satisfied | ] i | I l
with amy home. 135.0 |57.5 |7.5 {0 t Q |

L 1 3 i 1 3

. . . i T T T T ]

71 I am hasically satisfied | ] | | | |
with Timber Creek. {37.5 |57.5 2.5 2.5 1 9 |

1 1 L i A 1 i
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Choose three ansvers for each of the following gquestions.,

A-4 a) WHAT ARE THE THREE REASONS FOR YCUR SELECTION OF
POTTAWATOMIE COUNTY AS A LOCATION FOR YOUOR FAMNILY HCHME?

-1

Near job l |
p—

Good shopping | |
1

Good schools | |
b—

Nice community | |
; I !

Near friends/family i t
b—q

Low *taxes 15040
Other: Specify below 137.5]
| |

Did not answer T2

b) WHAT ARE THRET REASCNS FOR YOUR SELECTICON OF TIIS HOUSE
I¥ TIMBER CREEK?

| p——— |
Cost 117.5]
| |
Size »f house | 2.5]
—_
Size of lo% | 12. 5]
—d
Desiqn of house I 2.5]
|.___.!
Appeararnce of house [27. 5]
| |
"Neighborhkood" feeling ]22.5]
-
Recreation facilities 117. 5]
—
Ccnly place available ] 7.5]
—
Cther: Specify below i 7.5

J
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c) WHICH THREE OF THE ITEMS LISTED BELOW CULD YOU CONSIDEER
MOST IMPORTAMT IN SELECTING A NEW HOXE?

Size of lot

Cost

Traffic on strects

Location and quality of schools
Number of hedroonms

Convenient %o recreation

Close to work

Close to family/friends

Close to shopping area

Other: Specify below
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This, the last rportion, is left open for vyour opiniocs

and any comments

B=1) Open-ended

a) What features

b) What features

c) What features
most?

d) What features
the most?

€) Is there enou

f) Who lives her

Finally, here

you would like to add.

guestions:

about Timber Creek do you like the nost?

about Timber Creek do you dislike the mog+?

about Pottawatomie County do you likxe tke

about Pottawatomie County do you dislike

gh outdoor space for your family's needs?

e?

are a few guestions about yourself rto help

interpret the results.

C-1) HCU MANY YEARS HAVE YOU LIVED IN YOUR PRESEKRT
COMMUNITY OR TOWNSHIP?

3=5

6-10 11-20 20

25.0%

SRR B

Ll
40,0%

1245

3d

!
]

nu—h‘-—u
"'_"1-'-""
e o i e o




C-2) DO YOU RENT OR OWYN TIIS HNDUSE?

—

own | | 2.5%
—A

Rent | | 92.5%
| I —— |

c-3) TC JIICH AGE GROUP DO YOU BIELONG:

r— -1

i 18=24 | 0%
-

| 25-34 | 42.5%
|

| 35-44 ] 42.5%
=— S |

| 45=-54 | 10.0%
i

] 55-¢4 l 0%
A

} 65-74 | 2.5%
-

| 75 + I 073
| Y, |

Did not answer 2.5%

C-4) WIIAT IS YOUR PRIMARY CCCUPATION?

C-5) HCK MANY YZARS HAVE YCU BEEN EMPLOYED IM THIS
OCCUPATION?

| |

| 0-2 !



C-6) HOW MANY YEARS CF SCHOULING HAVE YOU CQHPLETED?

=1
Elementary school | 1
1
Secondary school i I
A
Junior college | ]
—
Vo-tech or trade school 1 |
—
University i |
—
Graduate school i i
e

C-7) WHAT IS YCUR MARITAL STATUS?

—
Single 1 2.5]
A
Married {80.0]
—
Divorced/Widowed {10.01
[
Did not answver 7.5

C-8) WHAT IS YOUR GENDER?

| |
Male | 47.5
e |
Female | 35.0
) I |

Both Answered 10. 0%

Did not Answer 7.5%

THANK-YOU, Barbara Bonanni
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June 16, 1972

liome Owners Association Responsibilities
Timber Creek Community
Manhattan, Kansas 66502

(1) General maintenance and upkeep of common recreation facilities in-
cluding swimming pool, community structures, paths, hardsurface play
areas, tot lots, etc.

(2) General lawn and plant material maintenance of common areas including
fertilizing, mowing, pruning, watering, and other work incidental to
insure a good visual appearance,

(3) General lawn and plant material maintenance upon each lot outside all
fenced areas including fertilizing, mowing, pruning and other work
incidental to insure a.good visual appearance. The home owner will
be responsible for lawn and plant material care inside fenced arcas.
The home owner will also be responsible for watering of lawn and plant
materials upon his individual lot. The home owner can maintain lawn
areas and plant materials upon his individual lot if desired; however
such maintenance shall in no way reduce fees due the Association.

(4) Snow removal as necessary from individual driveways and community streets.
liome owners will be responsible to move any vehicles blocking snow clearing
operations,

(5) Trash pickup once weekly, the day of pickup to he designated by the
Association. The home owner will be responsible to set out any trash
t0 be removed.

(6) General maintenance and upkeep of the water treatment plant, sewage
disposal plant and associated utilities as assigned by and in accordance
with policy determined by the Pottawatomie County Commissioners and the
Kansas State Board of liealth.

(7) Keeping of all Association records, policy, financial records, collection
and dispersal of funds as directed, notification of membership as directed,
employment of staff, and other managerial responsihilities incidental and
necessary to Association operations.

(8) Enforcement of protective covenants and Association policy.

In the event that the need for maintenance or repair is caused through the
willful or negligent act of the Owner, his family or guests, or invitees, the
cost of such maintenance or repairs shall be added to and hecome a part of the
assessment to which such lot is subject.



In the event an owner shall fail to maintain his property, including the
dwelling, and attached accessories, in a manner satisfactory to the Board

of Directors, the Association, after approval by two-thirds (2/3) vote of the
Board of Directors, shall have the right, through its agents and employees, to
enter upon said parcel and to repair, maintain, and restore the exterior of the
buildings and any other improvements erected thercon. The cost of such exterior
maintenance shall be added to and becomec part of the assessment to which such

Lot is subject.

All streets and street right of ways shall be dedicated to Pottawatomie County,
the maintenance to be under the jurisdiction of the County Engineer, Pottawatomie
County, State of Kansas.

Owners grant the Timber Creek llome MNwners Association and its authorized repre-
sentatives an easement across their entire lot, exclusive of the area covered

by the dwelling unit, for the installation, repair, and maintenance of utilities,
drainage facilities, trash pickup, care of plantings and lawns, etc.

llabitats, Inc. will assist the Home Owners Association to meet its respon-
sibilities during the initial stages of development. Complete control and
ownership of common facilities and open space shall be transferred to the
Association at the project completion of sixty (60) homes or five (5) years,
whichever occurs first.



BY-LAWS
of
. Timber Creek East Homeowners Association, Inc.

Article [, Name and Locartion,

The name of the Corporation is Timbe:r Creek East Homeowners
Association, Inc,, hereinafter referred to as the "Corporation", The principal
office of the Corporation shall be located at Timber Creek Addition, Manhatran,
Porawatomie County, Kansas 66502, but meetings of members and directors
may be held at such places within the State of Kansas, County of Pottawatomie,
as may be designated by the Board of Directors,

Article II, Definitions,

Section 1, "Corporation” shall mean and refer to Timber Creek East
Homeowners Association, I[nc., its successors and assigns,

Section 2, "Properties” shall mean and refer to that cermain real properties
described in the Declaration of Covenants, Conditions and Restrictions, and such
additions thereto as may hereafter be brought within the jurisdiction of the Corpora-
tion,

Section 3, "Common area" shall mean all real property owned by the
Corporaton for the common use and enjoyment of the owners,

Section 4, "Lot" shall mean and refer to any plot of land shown upon any
recorded sub-division map of the properties with the exception of the common area,

Section 5. "Owner" shall mean and refer to the record owner, whether
one or more persons or entitles, of the fee simple title to any lot which is a part
of the properties, including contract sellers, but excluding those having such
interest merely as security for the performance of an obligation,

Section 6, "Declarant” shall mean and refer to Habitats, Inc,, its successors
and assigns if such successors or assigns should acquire more than one undeveloped
lot from the Declarant for the purpose of development,

Section 7, "Declaration” shall mean and refer to the Declaration of
Covenants, Conditions and Restrictions applicable to the properties recorded in
the office of the Register of Deeds, Porrawatomie County, Kansas, Book No, ,
page No,

Section 8, "Member" shall mean and refer to those persons enttled to
membership as provided in the Articles of Incorporation of Timber Creek East
llomeowners Associarion, Inc,
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By-Laws continued:

Article III, Meeting of Members,

Section 1, Annual Meetings,

The first annual meetings of the members shall be held within thirteen
months from the date of incorporation of the Corporation, and each subsequent
annual meeting of the members shall be held on the third Friday of September,
of each year thereafter, at the hour of 8:00 o'clock P,M, If the day for the annual
meeting of the members is a legal holiday, the meeting will be held at the same
hour on the first day following which is not a legal holiday or weekend,

Section 2, Special Meetings,

‘Special meerings of the members may be called at any time by the Board
of Directors or upon written request of the members who are entitled to vote one-
fourth (1/4) of all the votes of the Class A membership,

Section 3, Notice of Meetings,

Written notice of each meeting of the members shall be given by, or at the
direction of, the secretary or person authorized to call the meeting, by public
notice displayed openly at several points throughout the community at least fifteen
days before such meeting, Such notice shall specify the place, day and hour of the
meeting, and in the case of a special meeting, the purpose of the meeting,

Section 4, Eguorurn .

The presence at the meeting of members entitled to cast, or of proxies
entitled to cast, one-tenth (1/10) of the votes of each class of membership, shall
constitute a quorum for any action except as otherwise provided in the Articles of
[ncorporation, the Declaration, or these By-Laws, If, however, such quorum shall
not be present or represented at any meeting, members entitled to vote thereat
shall have power to adjourn the meeting from time to time, without notice other
than announcement at the meeting, until a quorum as aforesaid shall be present
or be represented,

Section 5, Proxies,

At all meetings of members, each member may vote in person or by proxy,
All proxies shall be in writing and filed with the secretary, Every proxy shall be
revocable and shall automatically cease upon conveyance by the member of his lot,

Article [V, Board of Directors: Selection: Term of Office.

Section 1, Number,
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By-Laws continued:

As provided in the Articles of Incorporation, the affairs of this Corpora-
tion shall be managed by a Board of Directors, the number of which shall be not
more than seven (7) nor less than three (3), who need not be members of the
Corporation,

Section 2, Term of Office,

At the first annual meeting, the members shall elect one (1) director for
a term of one (1) year, at least one (1) but not more than two (2) directors for a
term of two (2) years, and at least one (1) and not more than four (4) direcrors
for a term of three (3) years; and at each annual meeting thereafter, the members
shall elect directors to fill any expired or unfilled directorship, The Board of
Directors shall appoint a president, vice-president and secretary-treasurer at the
first annual meeting and at each annual meeting thereafter,

Section 3, Removal,

Any director may be removed from the Board, with or without cause, by a
two-thirds (2/3) vote of the members of the Corporation, In the event of death,
resignation or removal of a director, his successor shall be selected by the remain-
ing members of the Board and shall serve for the unexpired term of his predecessor,

Section 4, Compensation,

No direcror shall receive any compensation for any service he may render
to the Corporation, However, any director may be reimbursed for his actual
expenses incurred in the performance of his duties,

Section S, Action Taken Without a Meeting,

The directors shall have the right to take any action in the absence of a
meeting which they could take at a meeting by obtaining the written approval of all
the directors, Any action so approved shall have the same effect as though taken
at a meeting of the directors,

Article V., Nomination and Election of Direcrors,

Section 1, Nomination,

After the first annual meeting, nomination for election to the Board of
Directors shall be made by a nominating committee, Nominations may also be
made from the floor at the annual meeting, The nominating committee shall
consist of a chairman, who shull be a member of the Roard of Dircctors, and two
ormore members of the Corporarion,  The nominting connittee shall e appointed
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By-Laws continued:

by the Board of Directors prior to its annual meeting of the members, to serve
from the close of such annual meeting until the close of the next annual meeting
and such appointment shall be announced at each annual meeting, The nominating
committee shall make as many nominations for election to the Board of Directors
as it shall, in its discretion, determine but not less than the number of vacancies
that are to be filled, Such nominations may be made from among members or
non-members,

Section 2, Election,

Election to the Board of Directors shall be by secret written ballot, At
such election, the members or their proxies may cast, in respect to each vacancy,
as many votes as they are entitled to exercise under the provisions of the Articles
of Incorporation, The persons receiving the largest number of votes shall be
elected, Cumulative voting is not permitted,

Arricle VI, Meetings of Directors,

Section 1, Regular Meetings,

Regular meetings of the Board of Directors shall be held monthly without
notice, at such place and hour as may be fixed from time to time by resolution of
the Board.

Section 2, Special Meetings,

Special meetings of the Board of Directors shall be held when called by the
president of the Corporation, or by any two directors, after not less than three (3)
days' notice to each director,

Secrion 3, Quorum,

A majority of the number of directors shall constitute a quorum for the
transaction of business, Every act or decision done or made by a majority of the
directors present at a duly held meeting at which a quorum is present shall be
regarded as the act of the Beard,

Article VII, Powers and Duties of the Board of Directors,

Secrion 1, Powers,
The Board of Directors shall have power to:
(a8). Adopt and publish rules and regulations governing the use of the

Common drea and facilities, and the personal conduct of the members and their
guests thereon, and to establish penaltics for the infraction thereof;
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By-Laws continued:

(b). Suspend the voting rights and right to use the recreational facilities
of a member during any period in which such member shall be in default in the
payment of any assessment levied by the Corporation, Such rights may also be
suspended after notice and hearing, for a period not to exceed sixty (60) days for
infraction of published rules and regulations;

(c). Exercise for the Corporation all powers, duties and authority vested
in or delegated to this Corporation and not reserved to the membership by the
provisions of these By-Laws, the Articles of Incorporation, or the Declaration;

(d). Declare the office of a member of the Board of Directors to be vacant
in the event such member shall be absent from three (3) consecutive regular meerings
of the Board of Directors; and

(e). Employ a manager, an independent contractor, or such other employees
as they deem necessary, and to prescribe their duties,

Section 2, Dutes,
[t shall be the duty of the Board of Directors to:

(a), Cause 1o be kept a complete record of all its acts and Corporate affairs
and to present a statement thereof to the members at the annual meeting of the
members, or at any special meeting when such statement is requested in writing
by one-fourth (1/4) of the Class A members who are entitled to vote;

(b). Supervise all officers, agents and employees of this Corporation,
and to see that their duties are properly performed;

(c). As more fully provided in the Declaration, to:

(1). Fix the amount of the annual assessment against each lot at
least thirty (30) days in advance of each annual assessment;

(2). Send written notice of each assessment to every owner subject
thereto at least thirty (30) days in advance of each annual assess-
ment period; and

(3). Foreclose the lien against any property for which assessments
are not paid within thirty (30) days after due date or to bring an
action at law against the owner personally obligated to pay the same,

(d). Issue, or cause an appropriate officer to issue, upon demand by any
person, a certificare setting forth wherher or not any assessmenrt has becn paid,
A rcasumble charge may be nuede by the Boatd for the issuance ol twese certilivuties,
If a certificate states an assessment has becn paid, such certificate shall be



84

By-Laws continued:
conclusive evidence of such payment;

(e). Procure and mainmin adequate liability and hazard insurance on
property owned by the Corporation;

(f). Cause all officers or employees having fiscal responsibilities to be
bonded, as it may deem appropriate;

(g). Cause the common area and common facilities to be maintained,

Article VIII, Officers and Their Duties,

Secrion 1, Enumeration of Offices,

The officers of this Corporation shall be a president, vice-president,
who shall ar all times be members of the Board of Directors, and a secretary-
treasurer and such other officers as the Board may, from time to time, by
resolution create,

Section 2, Electicen of Qfficers,

The elecrion of officers shall take place at the first meeting of the Board
of Directors following cach annual meeting of the members,

Section 3, Term,

The officers of this Corporation shall be elected annually by the Board
and each shall hold office for one (1) year unless he shall sooner resign, or shall
be removed or otherwise disqualified to serve,

Section 4, Special Appointments,

The Board may elect such other officers as the affairs of the Corporation
may require, each of whom shall hold office for such period, have such authority,
and perform such duties as the Board may, from time to time, determine,

Section 5, Resignation and Removal,

Any officer may be removed from office with or without cause by the Board,
Any officer may resign at any time giving written notice to the Board, the president
or the secretary, Such resignation shall take effect on the date of receipt of such
notice or at any later time specified therein, and unless otherwise specified therein,
the acceptance of such resignartion shall not be necessary to make it effective,

Section U, Vacawwics,
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By-Laws continued:

A vacancy in any office may be filled by appointment by the Board, The
officer appointed to such vacancy shall serve for the remainder of the term of the

officer he rcplaces,

Section 7, Multiple Offices,

The offices of secretary and treasurer may be held by the same person,
No person shall simultaneously hold more than one of any of the other offices except
in the case of special offices created pursuant to Section 4 of this Article,

Section 8, Duties,
The duties of the officers are as follows:

(a). President, The president shall preside at all meetings of the Board
of Directors; shall see that orders and resolutions of the Board are carried out:
shall sign all leases, mortgages, deeds and other written instruments, and shall
co-sign all checks and promissory notes,

(b). Vice-President, The vice-president shall act in the place and stead
of the president in the event of his absence, inability or refusal to act, and shall
exercise and discharge such other duties as may be required of him by the Board,

(c). Secretary, The secretary shall record the votes and keep the minutes
of all meetings and proceedings of the Board and of the members; keep the corporate
seal of the Corporation and affix it on all papers requiring said seal; serve notice
of meetings of the Board and of the members; keep appropriate current records
showing the members of the Corporation, together with their addresses, and shall
perform such other duties as required by the Board,

(d). Treasurer., The treasurer shall receive and deposit in appropriate
bank accounts all monies of the Corporation and shall disperse such funds as
directed by resolution of the Board of Directors; shall sign all checks and promissory
notes of the Corporation; keep proper books of account; cause an annual audit of the
Corporation books to be made by a public accountant at the completion of each fiscal
year; and shall prepare an annual budget and a statement of income and expenditures
to be represented to the membership at its regular annual meeting,

Article IX, Committees,

The Board of Directors shall appoint such commirttees as deemed appropriate
in carrying out the purposes of the Corporation,

Article X, Rooks and Records,
—_—urr— L o == e

The books, records and papers of the Corporation shall at all times, during
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By-Laws continued:

reasonable business hours, be subject to inspection by any member, The Declaration,
the Articles of Incorporation and the By-Laws of the Corporation shall be available

for inspection by any member at the principal office of the Corporation, where

copies may be purchased at reasonable cost,

Article XI. Assessments,
————— — % ———

As more fully provided in the Declaration, each member is obligated to
pay to the Corporation annual and special assessments which are secured by a con-
tinuing lien upon the property against which the assessment is made. Any assess-
ments which are not paid when due shall be delinquent, If the assessment is not
paid within thirty (30) days after the due date, the assessment shall bear interest
from the date of delinquency at the rate of six per cent per annum, and the Corpora-
tion may bring an acrion at law against the owner personally obligated to pay the
same or foreclose the lien against the property, and interest, costs and reasonable
atrorney's fees of any such action shall be added to the amount of such assessment,
No owner may waive or otherwise escape liability for the assessments provided for
herein by non-use of the common area or abandonment of his lot,

Arrticle XII, CoErate Seal,

The Corporation shall have a seal in circular form having within its circum-
ference the words: Timber Creek East Homeowners Association, Inc,

Article XIII. Amendments,

Section 1, These By-Laws may be amended, at a regular or special meeting
of the members, by a vote of a majority of a quorum of members present in person
or by proxy, ’

Section 2, In the case of any conflict between the Articles of Incorporation
and these By-Laws, the Articles shall control; and in the case of any conflict be-
tween the Declaration and these By-Laws, the Declaration shall control,

Article XIV, Miscellaneous,

The fiscal year of the Corporation shall begin on the first day of January
and end on the 31st day of December of every year, except that the first fiscal
year shall begin on the date of incorporation,
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Covenants recorded with

STATE OF KANSAS Pottawatomie County Clerk
_POTTAWATSE CRgery 88 on June 27, 1972
r':-—n-:-.'n as Revised July 29, 1977 5

e L, as Revised ; ], » 1982,
as é%iﬁum DECLARATION AR A
et ST ap ) OF COVENANTS, CONDITIONS AND RESTRICTIONS

~ o Timber Creek East Subdivision - Manhattan, Kansas

THIS DECLARATION, made on the date hereinafter set forth by
Habitats Inc., hereinafter referred to as "Declarant".

WITNESSETH:

WHEREAS, Declarant is the owner of certain property in Blue
Township, County of Pottawatomie, State of Kansas, which is more
particularly described as:

Phase I Timber Creek East Subdivision, Manhattan, Kansas

Beginning at the SW corner of the SE %, Section 3, Township 10,
Range 8E, in Pottawatomie County, Kansas, thence North along the
center section line 1230.75 feet, thence East approximately 481
feet to center line of Elbow Creek, thence Scuthwesterly aleng
the center line of Elbow Creek a distance of approximately 1350 feet
to a point located approximately 286 feet due East of the center
section line; thence 277 feet due South to the South gquarter line;
thence due West a distance of 287 feet along the quarter section
line to thHe point beginning, less lots 17 and 18 as designated on
the recorded plat of Timber Creek East Subdivision, Phase I, an
area of S.4 acres, more or less;

and to apply to phases II, III & IV more particularly describved
hereinafter as such parcels are recorded and developed.

NOW THEREFORE, Declarant hereby declares that all of the
properties described above shall be held, sold and conveyed subject
to the following easements, restrictions, covenants and conditions,
which are for the purpose of protecting the value and desirability
of, and which shall run with, the real property and be binding cn
all parties having any right, title or interest in the described
properties or any part thereof, their heirs, successors and assigns,
and shall inure to thecbenefit of each owner thereof. %

ARTICLE I
DEFINITIONS

Section 1.
"Association" shall mean and refer %o Timber Creek Homeowners
Association, its successors and assigns.

Section 2.

"Qwner" shall mean and refer to the record owner, whether one or
more persons or entities, of a fee simple title to any Lot whieh
1s a part of the Properties, including contract sellers, but
excluding those having such interest merely as security for the
performance of an obligation.
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Section 3. )

"Properties” shall mean and refer to that certain real property
hereinbefore discribed, and such additions thereto as may here-
after be brought within the jurisdiction of the Association.

Section 4.
"Common Area"” shall mean all real property owned by the Association
for the common use and enjoyment of the owners. The Common Area to
be owned by the Association at the time of the conveyance of the
first lot is described as follows:
A parcel of land designated as lot 19 on the recorded plat for
Timber Creek East Subdivision, a tract encompassing 6.1 acres,
more or less.

Section 3.

“Lot" shall mean and refer to any plot of land shown upon any
recorded subdivision map of the Properties with the exception of
the Common Area.

Section 6.

"Declarant” shall mean and refer to Habitats Inc., its successors

and assigns if such successors and assigns should acquire more than
ocne undeveloped Lot from the Declarant for the purpose of development.

ARTICLE II
PROPERTY RIGHTS

Section 1. ¢

Owners' Zasements of Enjovment. Every owner shall have a right and
easement of enjoyment in and to the Common Area which shall be
appurtenant to and shall pass with the title to every Lot, subject

to the following provisions: :

(a) the right of the Association to charge reascnable admission
and other fees for the use of any recreational facility situated
upon the Common Area;

(b) the right of the Association to suspend the voting rights
and right to use of the recreaticnal facilities by an owner for
any period during which any assessment against his Lot remains
unpaid; and for a period not to exceed 60 days for any infraction
of its published rules and regulations;

(¢) the right of the Association to dedicate or transfer all
or any part of the Common Area to any public agency, autharity,
or utility for such purposes and subject to such conditions as
may be agreed to by the members. No such dedication or transfer
shall be effective unless an instrument signed By two-thirds (2/3)
of each class of members agreeing to such dedication or transfer
has been recorded.

Section 2.
Delegation of Use. Any owner may delegate, in accordance with the
By-Laws, his right of enjoyment to the Common Area and facilities

to the members of his family, his tenants, or contract purchasers
who reside on the property.
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ARTICLE III
MEMBERSHIP AND VOTING RIGHTS

Section 1.

Every owner of a lot which is subject to assessment shall be a
member of the Association. Membership shall be appurtenant to and
may not be separated from ownership of any Lot which is subject

*o assessment.

Section 2.

Membership shall be all Owners and shall be entitled to one vote
for each Lot owned. When more than one person holds an interest
in any Lot, all such persons shall be members., The vote for such
Lot shall be exercised as they among themselves determine, but in
no event shall more than one vote be cast with respect to any Lot.

ARTICLE IV
COVENANT FOR MAINTENANCE ASSESSMENTS

Section 1.

Creation of the Lien and Personal Obligation of Assessments. Each
owner of any Lot by acceptance of a deed therefor, whether or not
it shall be so expressed in such deed, is deemed to covenant and
agrees to pay to the Association: (1) annual assessments or charges,
and (2) special assessments for capital improvements, such assess-
ments to be established and collected as hereinafter provided. The
annual and special assessments, together with interest, costs, and
reasonable attorney's fees, shall be a charge on the land and shall
te a continuing lien upon the property against which each such
assessment 1s made. Each such assessment, together with interest,
costs, and reasonable attorney's fees, shall also be the perscnal
cbligation of the person who was the Owner of such property at the
time when the assessment fell due. The personal obligation for
delinquent assessments shall not pass to his successors in title
unless expressly assumed by them.

Section 2.

Purpose of Assessments. The assessments leviad by the Association
shall be used exclusively to promote the recreation, health, safety,
and welfare of the residents in the Properties and for the improve-
ment and maintenance of the Common Area, and the landscape situated
upon the Properties, Following are the basic responsibilities of
the Assoclation: :

(1) General maintenance and upkeep of common recreation facilities
including swimming pool, community structures, paths,
hardsurface play area, tot lots, etc.

(2) General lawn and plant material maintenance of common areas
including fertilizing, mowing, pruning, watering, and other
work incidental to insure a good visual appearance.

(3) Snow removal as necessary from community streets. Home
owners will be responsible to move any vehicles blocking
snow clearing operations.
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(4) Trash pickup once weekly, the day of pickup to
. designated by the Association. The home owner will
be responsible to set out any trash to be removed.

(5) General maintenance and upkeep of the water treatment
plant and sewage disposal plant as assigned by and in
accordance with policy determined by the Pottawatomie
County Commissioners and the Kansas State Board of Health.

(6) Keeping of all Association records, poliey, financial
records, collection and dispersal of funds as directed,
notification of membership as directed, employment of
staff, and other managerial responsibilities incidental
and necessary to Association operation.

(7) Enforcement of protective covenants and Association policy.

In the event that the need for maintenance or repair is caused
through the willful or negligent act of the Owner, his family or
guests, or invitees, the cost of such maintenance or repairs shall
be added to and become a part of the assessment to which such lot
is subject.

Maintenance will not be provided for the dwelling, decks, fences,
nor storage buildings; however, in the event an owner of any Lot

in the properties shall fail to maintain the dwelling proper in a
manner satisfactory to the Board of Directors, the Association,
after approval by two-thirds (2/3) vote of the Board of Directors,
shall have the right, through its agents and employees, to enter
upon said parcel and to repair, maintain, and restore the exterior
of the buildings and any other improvements erected thereon. The
cost of such exterior maintenance shall be added to and become part
of the assessment to which such Lot is subject.

Section 3.

Annual Assessment. October 1, 1981 shall be $240.00 per Lot
includes maintenance of common areas and facilities, snow removal,
trash pickup, Asscciation management).

(ag The annual assessment may be increased each year not more
than 5% above the annual assessment for the previous year
without a vote of the membership.

{(b) The annual assessment may be increased above 5% by a vote
of two-third (2/3) of the voting membership in person or
by Proxy.

Section b,
Special Assessments for Capital Improvements. In addition to the
annual assessments above, the Association may levy, in any assess-
ment year, a special assessment for the purpose of defraying, in
whole or in part, the cost of any construction, reconstruction,
repair or replacement of a capital improvement upon the Common
Area, including fixtures and personal property related thereto,
rovided that any such assessment shall have the collective assent

of two-thirds (2/3) of the votes of the membership who are voting
in person or by proxy.
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Section 5.

Notice and Quorum for Any Action Authorized Under Sections 3 and 4.
Written notice of any meeting called for the purpose of taking any
action authorized under Section 3 or 4 shall be sent to all members
not less than 30 days nor more than 60 days in advance of the meeting.
At the first such meeting called, the presence of member or of
proxies entitled to cast sixty percent (60%) of all the votes of
each class of membership shall constitute a guorum. If the required
quorum is not present, another meeting may be called subjecét to the
same notice requirement, and the required quorum at the subsequent
meeting shall be one-half (%) of the required quorum at the
preceding meeting.

Section 6.

Uniform Rate of Assessment. Both annual and special assessments must
be fixed at a uniform rate for all Lots and may be collected on a
monthly basis.,

Section 7. .

Date of Commencement of Annual Assessments: Due Dates. The Board

of Directors shall fix the amount of the annual assessment against
each Lot at least thirty (30) days in advance of each annual
assessment period. Written notice of the

tAnnual assessment shall be sent to every Owner subject thereto.

The due dates shall be established by the Board of Directors. The
Association shall, upon demand, and for a reasonable charge, furnish
a certificate signed by an officer of the Associaticn setting

forth whether the assessments on a specified Lot have been paid,

Section 8.

Effect of Nonpayment of Assessments: Remedies ¢of the Association.
Monthly assessment-is due on the last day of the month. Any assess-
ment not paid within thirty (30) days after the due date shall be
considered delinquent and will be assessed a $2.00 a month late fee.
The Assoclation may bring an action at law against the Owner
personally obligated to pay the same, or forclose the lien against
the property. No owner may waive or otherwise escape liatility for
the assessments provided for herein by non-use of the Common Area

or abandonment of his Lot.

Section 9.

Subordination of the Lien to Mortsages. The lien of the assessments
provided for herein shall be subordinate %o the lien of any first
mortgage. Sale or transfer of any Lot shall not affect the assess-
ment lien. However, the sale or transfer of any Lot pursuant to
mortgage foreclosure or any proceeding in lieu thereof, shall
extinguish the lien of such assessments as tc payments which became
due prior to such sale or transfer. No sale or transfer shall
relieve such Lot from liability for any assessments thereafter
becoming due or from the lien thereof. .
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ARTICLE V
ARCHITECTURAL CONTROL

Architectural continuity has been a major planning consideration.

No bullding, fence, wall or other structure; trees, shrubs; grading
or excavations; signs, mail boxes or .lights, other than those
provided shall be commenced, erected, or maintained upon the Owners
property; nor shall any exterior addition to, or change, or alteration
be made until the plans and specifications showing the nature, kind,
shape, height, materials, and location of such revisions or addition
have been submitted to and approved in writing by two-thirds (2/3)
vote of the Association Board of Directors.

In the event said Board, fails to approve or disapprove such design
and location within thirty (30) days after saild plans and specifications
have been submitted to it at a regularly scheduled meeting, approval
will not be required and this Article will be deemed to have been
fully complied with.

ARTICLE VI
GENERAL PROVISIONS

Section 1.

Enforcement. The Association, or any Owner, shall have the right

to enforce, by any proceeding at law or in equity, all restrictions,
conditions, covenants, reservations, liens and charges now or
hereafter imposed by the provisions of this Declaration. Failure
by the Assoclation or by any Owner to enforce any covenant or
restriction herein contained shall in no event be deemed z waiver
of the right to do so thereafter.

Section 2.

Severability., Invalidation of any one of these covenants or
restrictions by judgment or court order shall in no way affect
any other provisions which shall remain in full force and effect.

Section 3.

Amendment. The covenants and restrietions of this Declaration shall
run with and bind the land, for a term of twenty (20) years from

the date this Declaration is recorded, after which time they shall
be automatically extended for successive periods of ten (10) years.
This Declaration may be amended during the first twenty (20) year
period by an instrument signed by not less than ninety percent

(90%) of the Lot Owners, and thereafter by an instrument signed by
not less than seventy-five (75%) of the Lot Owners. Any

amendment must be recorded.

Section 4.

Annexation. (a) Additional residential property and Common Area
may be annexed to the Properties with the consent of two-thirds
(2/3) of the members.
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ARTICLE VII
RESTRICTIONS ON USE AND EASEMENTS

Section 1.

No wrecked, decrepit, unserviceable or unused vehicles shall be
parked on driveway areas; nor shall said driveway area be used to
make major repairs on automobiles or other vehicles. The parking
of trucks above the one ton category or construction equipment in
driveways or on streets on a continuing basis shall be prohibited.

Section 2. .

Temporary parking shall be allowed on project streets for visitors
and guests only. Permanent parking on streets shall be prohibited.
Parking on any turf area shall be prohibited.

Sectiocn 3.

Owners may keep normal household pets. Unattended pets shall not
be allowed beyond the Owner's property. Outside pens, kennels, or
structures for the keeping of pets shall be allowed as provided in
Article V - Architectural Control.(Article V requires a written
request to the Board of Directors for written approval prior to the
start of construction.)

Section 4,
Outside clothes drying shall be considered a temporary activity with
all lines or portable drying devices removed when not in use.

Section 9.
Garden plots shall be allowed as long as the location, size and type

of garden plot is not offensive to adjoining neighbors. Generally,
the Bcard designates an area to the rear of the residence. Under
no circumstances will garden plots be permitted in front yards.

Section 6.

Trash shall be stored in metal or plastic, leak-proof, airtight
containers., Trash containers shall be stored within an enclosed or
screened area. Burning of trash, grass, weeds, etc. is prohibited.

Section 7.

Cwners grant the Association and its authorized representatives an

easement across their entire lot, exclusive of the area covered by

the dwelling unit, for the installation, repair, and maintenance of
utilities, drainage facilities, trash pickup, care of plantings

and lawns, etc.

Section 8.
Window or wall mounted air conditioners shall not be allowed, Only
central air conditioning systems shall be permitted.
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ARTICLE VIII
COMMON (PARTY) WALLS AND FENCES

Section 1,

General Respongibilitieg. All common walls or fences occurring on
a common property line and shared jointly by adjacent Owners within
the First Circle shall be maintained equally by each Owner. In the
event that the need for maintenance or repair is caused through

the willful or negligent act of one Owner, his family or guests,
the cost of such maintenance or repair is the responsibility of the
negligent party. Should a dispute arise between Owners regarding
responsibility for damages, the dispute shall be submitted to the
Association Board of Directors for binding arbitration with =2
simpl¥ majority vote determining responsibility. All arbitration
decisions shall be forwarded in writing to the concerned parties.
Responsibilities described under this Article shall be appurtenant
to the land and pass to such Owners' successors in title.

IN WITNESS WHEREOF, the undersigned, being the Declarant herein,
has hereunto set its hand ond seal this 15t day of January, 1982.

"y,
\‘s"_.‘.'..:_ "',
R q‘e E
» 6 9 d g,
— __ HABITATS, INC. P =t el "
Wis3 A o, Declarant ige He =
+""-\\"-°"'."""'-:f((""—' L e N
Q*‘.- ., _o‘ 3 7 e .
X TARY- =
PN v
- i3 BY:
RS RN

L
Paipge yoent

My appointment expires:

Secretary/Treasurer
Lpsie 11, 1982
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TABLE 4

. GENERALIZED LAND USE PATTERNS AND TYPES, 1977

TYPES OF LAND USE « APPROX. ACRES ZPLAN AREA
Agriculture (Prime) 19,000 18.5
Agriculture (Mixed) 70,000 .68'.35
Residential Developed 2,500 2.4
Commercial Developed : 600 5
Industrial Developed 200_ .2
Incorporated or Urban Developed 2,700 2.6
Extractive Uses 2,000 | 1.9
Institutional 150 .1
Commun;;ations : ' 84 .09
Public Facilities 200 .2
Water Resources 410 .4
Rural Farm 80,400 78.51
Urbanizing ' 22,000 21.48

SOURCE: Land Use Study, Prairie Land PTanning and Development
Company, March, 1977.

*Remainder of the total amount of land in roads, Kansas
Piver, railroad easement and utility easement.

.Land Use - page la
May 28, 1977
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TABLE 5

FUTURE LAMD DEMAND FOR THE PLANNIMNG AREA - .535

LAND USE HIGH EST.!.&.CRESA LOW EST./ACRES
Residential 3950 2300
Mobile Park " 800 650
Institutional 150 75
Governmental 200 - 75
Commercial 140 90
Light Indus. 250 100
General Indus, 160 70
Recreation 240 70
Extraction 1,100 800

Total ' 6,960 4,230

A Estimates calculated using present density patterns of 1
“acre or greater,

Eand Use - page 2b
May 28, 1977
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(2) An additicnal aaricultural zone, A-2, has been
provided to allow highly conflictina development and aqricultural
uses to coexist within the same districts, Its use is for districts
already in existence and not for future planning purposes. In
some cases it will be used for extraction and mining.

(3} The R residential districts have beén developed on the
preposed land use map (Fiqure 16 ) as a ouide to future residential
development. Specific and general sites have been selected to
coincide with the best possible develonment locations. The
Planned Unit Cevelopment (PUD) districts are for residential
" purposes, with some commercial possible, and have been used when
conditions are severe for normal housing subdivisions or the
area is particulariy sensitive.

(4) The areas indicated as Commercial (c) and Manufacturing
(M) are concentratéd near to developed areas on marginal lands,

usually near the floedplain perimeter.

Future Land Policy

Since 1972 the Pottawatomie County Plannina Commissicn has
developed a number of general policies and goals concerning the
_fﬁture use of the land. These policies and goals are continually
being refined in respect to the changing land use situation,
Following are t“e general policies toward Tand use developed
by Pottawatomie County.

Land Use - Page 3
May 28, 1977
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(1) Agricultural Policv

The prime objective of the Planning Commission is the
protection of the prime and good aaricultural lands within the
county. To thfs end the zoning and subdivision regulations of
the county, and the overall development policy as seen through.r
zoning changes, are designed to discourage and disallow community
development on land that is capable of sustained farming management.
Under this assumption, the Planning Commission recommendé-that
an agricultural enterprise on prime land be defined as a "unit

of land, ten acres or more, each acre adjoinina so as to form

a continuous whole, which has been or is currently used for the

production of food and/or fiber products, animal husbandry for

food, management, sale or breedina purposes". This definition

is directed at the management and productibility of the soil

and deliberately excludes other practices which are common on

farms or in agricultural/rural settings such as the raising

or keeping of bees, horses, fur bearing animals, or agriculturally
related services such as veterinary elinics, food processing,
fertilizer production and storage. Such activities which should
rightfully take place in rural lands and farms, should be confined
to the ranges, pasture, marginal agricultural land and, in general,
land that is not prime, or marainally prime for food and fiber
production.

Land Use - page 4
May 28, 1977



The P1annfng Commission realizes that a conflict between
community development and agricultural practices is inherint.
Both activities seek the same of land in many cases. The Planning
Commission also realizes that the rights of development are as
strong as the.rights of farming. Nevertheless, after making.
a comprehensive and systematic investigation of the p]anningl
area, the intended development policy is to restrict housing'

and other types of development from prime agricultural land

unless such development can conform to the following standards:

1) The development does not promote scattering and is there-
fore classed as Planned Unit Development.

2) The development promotes high density and open space
practices. Such densities shall be greater than
3 dwelling units per acre. '

3) The development is rationally located so as to be
accessible to transportation without actually
promoting "strip" development.

4) The development incorporates internal water and
sanitary facilities on a group basis rather than individual
lots.

5) The development promotes efficiency in land use as
determined by sound planning and engineering practices.

Such development should be considered on a case by case basis
and if approval is given, after showing that alternative sites are
less efficient, the land should be noved to a lower class of

agricultural use and not to a strictly residential zone.

Land Use - page 5
-May 28, 1977
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(2) Subdivision in Aariculture Lands

Agricultural retention on non-prime lands should be
fostered through the use of subdivision regulations rather
than the zoning power. Spotted and scattered developments
through the planning are a result of prior subdivision practices.
Land sold at auctions and farms being converted are the main
offenders. No land, other than one free sell-off at less
than 20 acres should be allowed. The interest should not be
placed primarily on what the developer intends to do internally,
although this is of great importance, but rather on what the
person originally selling the land.intends to do with land
remaining in the area.

(3) Special Permits in Aariculture Lands

Marginal, good and prime agriculture lands are not uniform
in character. Each farm contains some land, no matter how
small the portion, that is not suited for farming practices.
By retracting these lands on an individual case by case basis
through the use of a special permit or conditional use permit
a higher and more efficient use can be made of the land.

(4) Industrial Lands

Two distinction should be made; the first is a class of
general industry and the second is industry, including processinag

and storage, which serves the agricultural base. The classification

Land Use - page 6
May 28, 1977
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should be broad énough to include services rendered primarily

to agricultural residents. The first classification should be
excluded from agriculture lands in general unless such land lies
contiguous to an incorporated city. Agricultural lands at the
fringe of the city could be taken out of producfion to accommodate
industry. Agriculturally related industries can and should be
sited throughout the. rural area and still promote efficient land
use practices.' There.is absolutely no need for general types.

of industry to exploit productible land and they should be care-
fully placed on sub-marainal land.

(5) Commercial Lands

The present commercial pattern is mainly strip development
along Highway 24 centered around East Manhattan and Wamego.
Because of the heavy volume of traffic on Hiochway 24, and the basic
design of this highwav, it is not feasible to plan future commercial
sites in the area hetween Wamego and Manhattan. Several "service
type" uses could be accommodated at the intersections of
fownship road§ and Highway 24, These uses should either be
provided with a "frontage road" for the main access shauld be
from a township road and not from Highway 24.

As a matter of policy, the Planning Commission intends to
direct commercial growth to the Manhattan and Wamego areas contiquous
with present sites. Although there is presently some housing and

manufacturing mixed with commercial uses, the overall plan will be

Land Use - paqe 7
May 28, 1977
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to eventually shift to commercial and 1iaht manufacturing along
Highway 24 at the areas mentioned above.

(6) Industrial Sites

Presently, very little land is zoned or sited to accommodate
genera! or heavy industry, Because of the present scattered pattern
of land use in cast Manhattan and Wameqo, it will be difficult to
plan industrial sites without real conflict.

In general, the policy of the Planning Commission and the
County Commissioners is to encourage industrial land users to
locate in Manhattan Industrial Park. This facility is located
inside the City of Manhattan but within Pottawatomie County.

The site is serviced with all facilities and no such site is
contemplated in anv other portion of the County.

Szattered sites are available in the eastern nortion of the
county to the scuth of Highway 24 along the Union Pacific lines.

If these sites are developed the County will have to improve the
road sy-tem and further discourace the development of sinale
family homes,

== -2 has several sites suitable for industry nurnposes.

T"2 area that was oricinally selected for the 0Oscar Meyer processing
plant { nackaging | is a loaical ..d well located area east of

the city and south of Highway 24, Several areas within the oresent
1imi<s of wWameco are also possible sites for futurs industrial
activity. All of these are located south of Hichway 24 ard to the

East of the City near presert manufacturina concarns.

Land Use - npane 8
May 28, 1377
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(7) Overall Housing Activities

Housing developuent is the areatest activity in the County
and has caused the most urgent problems. Most housing in this
area of the County is scattered, i11 planned and located.
with no overall scheme other than individual preferences.
Developments, mobile homes and coventional single family units
are located without respect to floodplains, transportation
facilities, internal improvements and County services. A
large minority of the units are of substandard construction
and the majority of the subdivisions are substandard in respect
to a minimum standard of internal development. Many of the
developments, especially in St. Georae Township, have so hampered
an overall scheme for orderly development that policy planning
and development regulations will have little if any, effect for
decades to come. Although somewhat-harsh, it would be realistic
to close off some areas in St. George Township and plan around
them rather than within them. These closed off areas would then be
given the widest possible latitude to develop in the future as
they have in the past.

It is the policy of the Planning Commissian to further
housing and tenure goals to the fullest possible extent. However,
this policy continues to conflict with the physical condition and
agricultural activity within the County. As was discussed earlier
in this section, many if not most parts of the planning area are
incapable of supporting on-site liquid waste systems over long periads
of time. To aid in alleviating this condition, it is the present
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policy of the P]aﬁning Commission to require sinale lot develop-
ment on @ minimum of one acre or more and to implement sewer
retention lagoons in organized subdivisions.

In 1ine with the problem of aaricultural conflict, also
mentioned before in this section, it is the policy of the Planning
Commission to disapprove non-agricultural activities on prime
agricultural lands except on a special permit basis. Such permits
would be conditioned upon the willinaness of the developer to
provide Planned Unit Development type of high density-open
space subdivisions. Further, it is the express policy of the
Planning Commission to discourage development on the good and

marginal agricultural and timber lands and to direct develop..ent

to the higher elevations and toe the “ringes of the incorporated
cities.

(8) City Plannina

The City of Wamego should be allowed to control their own
fringe development and expand outward into surrounding lands
on a contiguous basis. The city should be encouraged to develop
a set of joint controls and review procedures with the County
in order to control the proliferating developments within 3
miles of the current boundaries. Wamego should annex the housing

developments to the north of the city and west of Highway 99.
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Although some of these in developments in this area are poorly
planned and located, it would he wiser to impose a "hold harmless”
condition on present development than to allow further citing.
Wamego, naturally enough, would be somewhat reluctant to take over
this large land area, complete with service requirements, and
to help in overcoring this reluctance the County should recoanize
its responsibility and cost share for streets, water and sewer
facilities.

In the future, all development decisions that occur within
5-6 miles of Wamego should be taken jointly with the Wamego City
Planning Commission and City Council.

(9) Other City Planning

Louisville, other than its continuing floodplain condition,
offers very little problems in the near future. The City has very
large boundaries for its oresent size and can easily accommodate
the expected small amount of future development.

The area fringes of the City of St. George, has been and -
continues to be one of the problem areas in the County. The
County should continue to z.sume full authority for development
throughout this Tcwnshiﬁ and fully recoanize the extent of poor
deve1opmen;.

East Manhattan is in a chanaging land use pattern. In the
past the area was generally populated by residential development

interspaced with some commercial and aaricultural activity.
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Much of this housing is in a highly undesirable location due to
drainage, f1oodp1aiﬁs and a major highway. In the past 5-6 years
the area in and around East Manhattan has changed to a commercial-
industrial pattern. In the long range view this change'is highly
desirable, The area is adequately serviced by transportation

and is generally favorable for heavy land use activity.
Residential use should be discouraged in the future and the County
should beoin enforcing the floodnlain provisions applicable

to this portion of southwest Pottawatomie,
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ABSTRACT

Residcntlial environments are an ipportant part in
people!'s lives, and therefore, town planners and desiquors
need *o know about people’s at+titudes, perceptions, and
preferences of their ccmmunity. The intent O0f this repor+
is *o0 aralyze the planping and design process *ha= wenr inpto
the creation of the residential neighborhood communi+y of
Timber Creek I in Pottawatomie County, Kanrsas for the
purpose of evaluating the design intentions of the

professional irn comparison to resident perceptions of their

neighborkoond. Interviews, a gquestiornaire, observation

n

’
and actual and theoretical research are the todls used faor
this aralysis and to come *o *he end product of a lis+ of
design criteria based on the prototype.

The envirgnmental value categories used by Donald
Appleyard (1973) will be integrated into +ke evalua*ion of
Timber Creek I under the desiqn aspects of economics,
plannirg policy, physical and social considera*iosns. These
values are:

1. Values related to survival, e.q. safety, security,

health.
spaciousness, quietness, ligh+, cleanliness, case af

movament,



3. Values related to efficiency, e.9. accessibility,

convienance, orientation, informatior.
4, Values related to personal development, e.q. privacy,
identity, territorial control, personal expression,

environmental mastervye.

5, Values rela*ed to gocial development , e.g. social

ipterac*ion, equity, cultural expression.

&. Values related to environnmental adainstratioh, e.q.

management efficiency, econoamy, adaptabilivty.
These generalizeé values and subsequent behavioral
irfluence of one's environment can he linked *to +he plrysical
desiqgn of communi*ies and the sense of commurnity and

satisfac+ion with one's environment that migh* resal+.



