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INTRCDUCTICN

This study involves the preparation of a
General Developmest Flan for the planned unit
development of a selected site, wnich is located
in Junction City, kansas,

TnehEEEEQ§E§q°f tnis study would be : 1). to
acquaint the people who are not fully familiar witn
planned unit developments with the concepts and
approaches of planned unit developments, 2). to
furnish tnose who are interested in or working on
planned unit developments with a general process of
land planning, 3). especially to provide the products
of this study to sr. Gerald Ervin, owner of the site
selected for planning, for adoption as a guide in
his futher development of said site.

The diagram of the study is shown in Figure 1.
This study is comprised of three PARTS5. PART I is
the general sfudy of the planned unit development.
Since the site will be developed with the concept of
'planned unit development, it is, therefore, necessary
and required to understand this kind of concept at
the very begining of the planning process. PART II
is the analysis of the selected'site for development,
and PART III is the site planning using the planned

unit development approach.

VIII
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CHAPTER 1. THE ORGINS OF PLANNED UNIT DEVELOPMENT (PUD)

The concept of planned unit development is not
revolutionary,but is an evolutionary extension of
the existing land use system.

PUD is a derivative of the most current ideas in
planning which call for a program-oriented, mid-
range plan, legally binding upon participants. FUD
also continues & trend in modern zoning towards
flexibility in land use emphasizing a mixture of
land uses, unit development, and wide-ranging
administrative discretion to local officials,
Finally, PUD continues the movement away fromn
present regulation in subdivision control and
fosters new interest in the municipal/developer
bargaining process. As a result, it offers the
developer a more streamlined platting process and
potentially large profits in exchange for an
increase in the municipality's site review
powers and & procedural mechanism for assembling
usable amounts of contiguous open space. PUD goes
one step further by offering for the first time
land use control that enables a municipality te
control effectively both the tempo and sequencé of

an area's development.



A. THE LAND USE SYSTEM

The land use system is composed of a general
guide or comprehensive plan and its specific
controlling mechanisms, the zoning ordinance and
subdivision regulations.

The Comprehensive Plan attempts to dovetail
private and public acticn while providing pro-
grammed objectives for a community's future
development.

The Zoning Crdinance governs both the use to
which the land may be put and the buildings
( size,type, numbers,etc. ) which may be placed
upon it.

The Subdivision Regulations control the initial
development of the raw land (design,platting,road
placement,etc.) and provide its basic services.

The purpose of the land use system is to promote
the health, safety, and general welfare of the
local c&mmunity and its inhabitants. But there
are some arguments about this system. Those who
support the system believe that the comﬁrehensive
plan offers.a non-binding, long-term guide to the
future, unaffected by provocative temporal issues,

and its regulatory zoning and subdivision controls



insure cons?itutional validity, predictability,
simplicity of regulation, and protection of pro-
perty values.

Those who criticize the system believe that the
comprehensive plan is an unobserved, unmanageable
document dealing with irrelevent problems over an
unrealistic time span, and its reguatory controls
are nothing but a means of fostering poorly designed,
segregated, and incremental development instead of
allowing sensible amounts of land use administrative
discretion at the local level.

The central argument turns upon the issue of
administrative discretion in the land use control.
One side supports increased administrative dis-
cretion to local officials, while the other, foes
of administrative discretion, question 1ocal'
officials' ability to perform in this new
atmosphere of increased land use flexibility.

And PUD is in the midst of this particular
controversy. To those who opt for the status gquo
it is a fadish term for developement controls
currently available within the existing land
use system. Those opposing the present system

claim that PUD is new, strictly, derived for,



and particularly appliable to today's relatively
sophisticated land use problems. PUD is the
direction in which each specific land use control
seems to be moving, particularly in the development

areas.

B. THE COMPREHENSIVE PLAN AND PUD
1.THE COFPREHENSIVE PLAN

The comprehensive plan is an official public
document adopted by a local government a&s a general
guide for the future development of a political area.
1t indicates in a general way now the leaders of tue
government want the community to develope in the
next 20 to 30 years. Because it is general and
agencies devote more of their time to charting
approximations, it is not a piece of legislation.

Public expenditure policies, tne official maps, and
- local regulatory laws are tools which realize the plan's
goals.1
Comprehensiveness, projection and general policy
are its major premises. The plan is the result of

the planners' studies of the economy of an area, the

social peéds of the people, and the physical

! Willian 1. Goodman and others, Principles and
Practice of Urban Flanning, University of illinos,

11968, P. 349




characteristics and needs of the community. it
consists of recommendations for the use of land,
for highways and transportation, recreation, school,
areas suitable for various xinds of housing, and
needed capital improvements and their priorities.

2. -PUD FEATURES DERV1ED FRO: THE CCLPREHENS.IVE FLAN

a. A PHYSICAL A¥PRCACH TC SCCIAL AND ECCMUMIC 1LLS
Currently, the comprehensive plan has two

discernable forms, each based upon locational
lines and both outmoded. The first one involves
high growth suburban and exurban area where the
comprehensive plan has retained its long-range
physical origins. This zind of ‘comprehensive plan
today frequently gathers dust and comes out of
retirement decennially seeking additional funding
for updating. -

The second involves urban area where most of
growth is in the form of redevelopment. This kind
of plan has become fragmented and unmanageable,
consisting of scrambled data, conflicting objectives,
and bits and pieces of plans that are an increasingly
incompatible mixture.

The first kind of comprehensive plan is criticized



for its narrow physical view and limited application.
And the second is criticized for its inability to
control effectively any single aspect of growth
change.

The PUD ordinance, reacting to both situations,
attempts to engage wider substantive concerns, yet
express them in realizable, physical development
proposals, PUD, although desirous of leaving its
mark on the social environment, does so strictly
through the employment of improved physical land
use measures.2

b.LEGALLY BINDING THROUGH ADOFI1ON BY ThE LCCAL
GOVERNXENT BODY. '

The comprehensive plan has been criticized for
not representing official public policy by not
having the legislative body officially adopt it.
This has probably been the rost consistent criticism
of the comprehensive plan throughout its history.

The PUD ordinance, however,is.an area plan
which functions as a regulatory tool to implement
the comprehensive plan for a specific section of
the community. The FUD ordinance, in fact, does

become a part of the community's regulatory controls,

2 Robert W. Eurchell and James W. Eughes,
Planned Unit Development, New Jersey: iacCrellish

© & Quigley, 1972,pp. 13-14



and since upon project approval it results in an
official change of the zoning map, it also becomes
binding on private developers. In this brecad
sense it is the official policy of the municipal
government. Yet the PUD ordinance does not re-
fresent.the entire state of the art in terms of
having the comprehensive plan, or part of it,
adopted by tne local government.3
¢ DEALING wWi1TH CURRENT PROBLZMS WITHIN A
REALISTIC TIME SCHEDULE
The comprehensive plan has been further criticized
for its inability to deal with current probiems or
to focus its attack within realistic time periods.
The PUD ordinance is an updating of this aspect
of the land use system. In this sense it is nothing
more than a " middle range bridge " filling an
obvious gap in the existing land use planning process.
The development proposal, required by the PUD
ordinance, is a proérammed document calculated fer
no longer than a mid-range, 10 to 15 years period.
Its span is much shorter sometime, freguently in

the range of 5 to 8 years. The proposal contains

3 Ibid, p. 15



specific targets in terms of nunber of residential
housing units, gross square footages of industrial
and comnercial uses, amounts of common open space
and inclusive recreation facilities, and necessary
municipal services and local public utilities.

In summnation, PUD's derivatives from the
comprehensive plan is a procedure whereby pertinent
and realizable problems are addressed in a legally-

binding program of mid-range objectives.4
C. THE ZONING CRDINANCE AND PUD
1. THE ZONING ORDiINANCE 7
Traditional zoning ordinance is reflected in
the Standard Zoning Enabling act which is the
basis of most present-day legislation in the
United States. Zoning is established dividing all
land of a community into districts within which
certain uses are permitted and restrictions on
building, height, and bulk layout are defined
without the need for individualized administrative
treatment.
Historically the districts were few in

number, large in size, and cumulative from single

4
ibid, p. 16



family homes to relatively unrestricted use, The
applicable zoning ordinanée was characterized both
by its strict definition of uses and rigid regulations
governing uses, in an effort to define specidically
both type and intensity of land use. When all
specifications were considered as a whole they
constituted a predictable and protective classifi-
cation of buildings and property which would bring
about the orderly physical development of the
community and maintain and conserve the economic
value of predesignated land parcels.

The typical zoning ordinance, for example,
established the usual single-family residence
districts, a series of multi-family districte,
several types of commercial districts, and
possibly several industrial districts. The purpose
for this segregation of uses 1is to prevent the
mixing of incompatible uses and to insure the uses
pequiring expensive public service facilities.

2. PUD FEATURES DER.1VED FRrO: ZOMNIKG ORDiNANCE
a.A MIXTURE OF LAND USES

Traditionally zoning is criticized for dividing
a community into districts empnasizing the explicit

segregation of uses rather than the mutually
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re-enforcing compatibility of uses. This criticism

has led to the adoption of FUD ordinances which
emphasize both a mixture of dwelling types and land
uses as part ot the planned development concept.
UNiT DEVELCZFMENT

Traditionally zoning is also criticized for
developing the lots individually at a time. riD is
an area of land controlled by a landowaner, to be
developed as a eingle entity. in other words, rLD's
design, construction, operation, and maintenance
consider the total living environmient, rather than
just one piece lots. .1 calls for converting a
parcel of land to an integrated conplex of living
units with necessary and complerentary relationsnips,
rather than merely building houses on individual lots.
Depending on its location, a LD may te able to 1ake
advantage of streams, trees, terrain, and inspiring
scenic values.

Throughout a PUD, lot size requirements, yard
requirements, height requirements, and other sinilar
zoning control can be eliminated. In unit development,
the fundamental land use control is the floor-area
ratio which tells the developer how many square feet
of building floor area he may put on a given number

of squate feet cf land. He may divide this floor area
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among as nmany as he wishes. He is also free to both
place abd arrange structures, and select type of
dwellings in the development of his land.
INCREASED ADMINISTRATIVE DiSCRETION
' The final and the most valid criticism of

traditionally zoning is the limits of administrative
discretion. The current system of zoning has the
idea that government must act in a general and
impartial manner to avoid discrimination, favoritiam,
and political pressure. Thus it is predictable that
those who implement zoning have made only reluctant
moves to allow greater administrative freedom to
pervade the land use bureaucracy.

Apparently, piecemeal development and a deterio-

rating landscape have caused most planners to

- forsake caution and advocate increasing administrative

control to a single and powerful government land
use body.

PUD advocates moved guickly in strong support of
the consolidation of administrative procedures in
one centrai agency, preferably the planning board.
The planning board currently has the authority to
grant or deny the PUD application and thus

completely rezone the tract in question without
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‘43

resort to legislative action.

In summation, FUD takes from the zoning a
means of providing a mixture of residential,
comnercial, and industrial land uses, a unified
development control on. a greater than single lot
basis, and a consoliaated, administrative review
of specific development proposals.

SUBDIViISION REGULATION AND PUD

1. SUBDIVISION AEGULATION

Subdivision regulations are locally-adopted
laws governing the process of converting raw land
into building sites. It often requires positive
exactions of the developer such as the construction
of streets or sewers, the posting of a performance
bond guaranteeing the durability of improvements
for a certain time period, and,perhaps, the
conveyance of a portion of his land to the -
municipality for intended public uses.

The purpose of subsivision control is to
guide orderliy future municipal growth along
preconceived lines, to protect the prospective
residents and neighboring. owners from poorly
designed or carelessly constructed areas, and
to insure that the cost of municipal improvements

to a subdivisgion are borne by the residents who
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will ultimately derive this benefit.

The subdivision regulations normaliy can be
accomplished through plat approval procedures, under
which a developer is not permitted to make improve-
ments or to divide and sell his land until the
planning commission has approved a plat of the
proposed design of nis subdivision. The approval
or disapproval of the commission is based upon
compliance or noncompliance of the proposal with
developnent standards set forth in the subdivision

regulations.5

a.,DESIGN REQUIREZENES

With regard to the design and layout of

developing areas, legislation freguently give
the municipality power to establish certain
minimum standards for width and alignment of new
streets, dimensional requirements for blocks and
lots, and locational guides for proposed utility
easements.

Most statutes and ordinances provide that all
new streets uust conform to the " mapped streeis
ordinance " cor " maj6r street plan ". They also

provide that new streets must be of sufficient

‘5 Gooduman, op. cit. p. 445
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width and alignment to mesh with those already
in existence.

The layout requireuent of blocks include
maximum/minimum lengths of blocks employing
througn streets or pedestrian ways or utility
easements at a lot's boundaries.

Finally, the arragnement of lots with respect
to utility easements is done so as to wuinimigze
the nuriber of properties either facing or divided
by such facilities and to pernit a reasonatle
dedication of land so that nmunicipal persounrnel
ray regularly service these activities. in general,
utilities are locatea in street teds, or deaicatiea
easeirents, tnereby elimininating extensive subdivision
rearrangenents.

b.IMPROVERENT REQUIREMENTS

Improvements required of the developer are
primarily concerned with streets, neighbornood
facilities and with utility systems.

The municipal regulation of streets requires
that streets in a new subdivision be graded and
paved to minimum city standards.

Closely related to grading and paving requirements
are those of curbs, gutters, drainage,<and sidewalks.

These improvements must be completed and of certain



material standards to prevent wash out.

The cost of the extension of utility systems
to outlying areas is a burden of municipality.
But this burden has been shifted to the developers.

The developer creates the need for services and

subsequently should pay for them. The land purchaser,

upon whom the ultimate burden falls, receives
these costs as part of his housing package usually
in lieu of a subsequent anf much more costly
special assessment.
DEDICATION / RESERVATION OF. LAND

It has always been considered the developer's
responsibility to furnish the land needed for
streets and public utilities. This was not merely
custom but was required by charters and provisions
of statutory and common law. Thus the requirements
in subdivision control that developers dedicate

street rights of way and utility easements are

'nothing new but merely a continuation of an old

tradition.

In fact, the developer usually wants to dedicate
the streets or to donate space for utilities
since through the addition of a street he is
creating more buildable lots; and by providing

attendant utilities he is making each of these

16
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entities more marketable.

However, the requirement of dedication of land
for schools, community centers, and other similar
functions is more questionable, depending on
judicial interpretation of state laws. 1f no state
law exists, a developer may also be required to
dedicate land for schools, parks, and playgrounds
if they are in proportion to what the residents of
the new subdivision would actually require and
consune.

Legally, reservation of land is not as
severe & burden on the property owner as dedication
and thus is usually accepted &s a valid regulation
by the court.

The purpose of the reservation is to forestall
construction on the reserved site to give the

municipality time to reach a decision as 10

- purchase. For the advantage that the municipality

derives in terms of extended planning time, the
developer may be granted compensation,l.e. some

form of tax abatement.

2. PUD FEATURE DERIVED FROHM THE.SUBDIVISICN REGULATICN

a,.

SITE PLAN REVIEW

Most standards in the subdivision regulation



are preset. In many cases they are specifically

geared to the most common land subdivision, i.e.

the single-family residential dwelling unit located

on a flat and unblemished terrain. When these
regulations are applied in non-normal residential
situations( rugged terrain, cluster dwellings, old-
shaped lots ) they don'‘t fit.

The PUD ordinance with specific provisions
relating to site plan review provides a procedure
which can relate the type, design, and layout of
residential, commercial, and industrial develop-
ment to the partixular site.

PUD has not itself fostered site plan review,
Site plan review is a growing part of subdiviesion
regulation. ¥UD has merely recognized the value
of this area of regulation and synthesized it
within its means of land conti'ol.6
A STREAMLINED PLATTING PROCEDURE

The conventional platting procedure works

against large-scale development for several reasions.

The first reason is the fact that before a
developer can receive a building permit and

ofter realty for sale he must acquire final plat

® Burchell, cp. ¢it. p. 27



approval for his entire project - a very expensive
process. in most cases this requires that he
undertake detailed engineering studies and
surveys, prepare a site plan, and post bonds for
public improvements.

The secona reason is that the current platting
procedure is a lack o1 assurance that a municipal-
ity will not noticeably alter its existing
subdivision requirements wnile tne project is
unaerway .

But in FUD, the developer is allowed to file

a tentative plan, proceed in stages, and is

given assurance that the nunicipality‘'s standards

will not change during the period between tentative

and final plat approvais.T
A MEANS OF ACQUIRING AND MaINTAINING OPEN SPACES

The requirement of dedication at subdivision

approval of developer's land for narks, schoois, etc.,

is firuly established.

This system is inefficient since land obtained
in this way is often fragmented and difficult to
maintain. Using clustering dwelliing units, PUD

can obtain more open space which is not fragmented

T Burchell, op. cit., pp. 28-29



but integrated and easy to maintain,

In summation, deficiencies in subdivision
control have provided the impetus to generate a
means of dealing with a necessary increase of the
site plan review function, a reduced platting
requirement for large-scale development, and the
acquistion and maintenance of common open space.
PUD does not initiate, but evaiuates and carefully

selects efficient means of land use control.

20
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CHAPTER II. THE DEFINITION OF PLANNED UNIT DEVELOPMENT

A, WHATV IS PLANNED UNIT DEVELOPHMENT ?
PUD has many definitions and the concepf is still
undefined. However, since the PUD concept is an
evolutionary extension of existing land use system,
the elements in the definitions of PUD are to be
similar to those which PUD has retained in its
emergence from the existing land use system.

They have been identified earlier and summarized

a8 below:

8

PUD FEATURES DERIVED FROM THE EXISTING LAND USE SYSTEM

ELEMENTS CF THE CRITICISMS OF EXISTING PUD
LAND USE SYSTEM  SYSTEM ELEMENTS MECHANISHN

long range plan (1) mid-
range program

Not adopted by local (2) Adopted and

legislative body followed by
legislative
(3) body
. Deal with irrelevant %) Deal with
Cgmprehen51ve problems seeking un- pertinent
pian realizable goals problems seek-
' realizable
objectives
Segregation of uses (4) Mixture of
- emphasizing dis- uses
harmony emphasizing

compatibility.
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Zoning
ordinance

Single lot focus-

incremental devwlop-

ment

Preset regulations-
disparate municipal

administration

Automatic disposal-

limited design
control

(5) Unified control-

unit development

(6) Administrative

discretion=- a
single municipal
land use body

Necessary site
plan review=-
extensive design
control

Subdivision
regulation

Fractional and

useless open space
contributions deeded

to municipal for
public use

Formal one short,

platting procedure,

extensive expense
via utility
commitments by
developer

Significant open

- space maintained

by residents for
private use -
special usable
sites dedicated
for public use

Staged platting
procedure
self-contained
unit; limited
expense 1o
developer.

8

Burchell, op. cit. p. 35
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One of the early definitions of planned unit
development is offered by Babcock, McBride, and
Krasnowiecki :

“w PUD is an area of land controlled by a landowner,

to be develqped as a single entity for a number of
dwelling units, the plan for which does not correspond
in lot size, bulk, or type of dwelling, density,

lot coverage, and requiréd open space to the
regulations established in any one residential
district created, from time to time, under the
provisions of & municipal zoning ordinance enacted
pursuant to section of Chapter. "

Compared to Table 1 this definition is limited
and coveres only area (5) and (6) of the derivative
elements.

Daniel Mandelker, restating 'point (5) and (6),
added the concept that PUD may include a miiture
of land uses, point (4) " Planned development
regulations mark a substantial departure from
rraditional, First, they apply to entire develop- -
ments rather than to individual lots. Second,
planned development regulationg abandon or
substantially modify the traditional, self-executing
from of zoing regulation. Finally, planned develop-
ment regulationé may also represent a partial or

total abandonment of use districting.”



The Department of Housing aud Urban Development,
Maryland, introduced that the idea that planned unit
development was to proceed in accordance with a
plan., point (1) " PUD is land under unified control
plannpd and developed as a whole according to
comprehen51ve and detall plans. The PUD is a
d?yelopment which follows a plan.prepared unaer
general éfaﬁdaf&s wﬂiéh may be differentlffom
those whlch would have been appllcable to tne 51te."

Roger Scattergood recognizes that both the
provision and control of open space are also
constituent elements of most planned unit developments.,
Point (8) " Another provision often found in PUD
regulations is the requirement that common open
space be dedicated for use of the neighborhood and
not necessarily the general public.

PUD has privately owned common property com-
prising an essential or major element of the
development, sucj as an internal park network
abutting homesites in a super-block or cluster
subdivisions."

Isadore Candeub sees that PUD must be approved
by the governing body, point (2) if they are to
represent public commitments to action which cannot

be waived when the occasion warrants.

24 -
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Pinally, the American Society of Planning
Officials report for Connecticut, states that an
important aspect of PUD which must be considered
is that if PUD is sufficiently larggﬂ}ﬁwgggwpg
devaloped 1n stages, point (9). The developer is
not harnessed w1fhmén initial financial draln
and is assured that the community's requirements
will not change during later stages of development.

Aﬁ additional element which is very much a
part of PUD, but is not a derivative of the
existing land use system, 1is PUD‘s ability to

C°n§£91 part of a mun1c1pallty 8 tempoﬂuggd
sequence of development.

: .éhe definitions of PUD mentioned above are all
limited and cover only some areas of the derivative
elements. A4 well-covered and Integrated description
of PUD will then be the one, defined by Robert W,

Burchell:
" Planned unit development is & means of land
regulatlon whlch promotes large scale, unlfled

land development via mid-range, reallzable programs

in pursuit of physically-curable, social and

economic deficliencies in perpheral land and city-

_scapes, Where appropriate thls deVeIOPment control



advocates : (1) A mixture of both land uses and

dwelllng types, (2) The clustering of residential

1and uses providlng publlc and common open space,
the latter to be maintained for and by the
residents of the development. (3) Increased
administrative diecretion to a locai-pnofeesional

planning staff which while setting aside preset

1and use regulatlons and rlgld plat approval

processes, and finally, (4) The enhancement of

nhe be:galnlngmprqgess between developer and
municipality thereby strengthening the municipality's
Slte plan rev1ew funutlon and control over tempo

and sequence of development in return for potentlally

1ncreased profits available to the development as

a result of land efficiency, the employment of

multiple land uses, and increased'residential

densities. "

B. CLASSIFICATION SCHEHMES

1.

PUD can be, in general, classified by compostion,
size, and geographical location.
COMPOSITION

Mandelker segregates PUD according to four
stages of land use sophistication, from" density

transfer systems " to " mixed use developments " :

26



a.

b.

27

Density transfer systems - all wuses of the sane
type with the same average overall density.

Varying residential types = single family versus
apartments but with no increase in overall density.
Varying residential types, allowing density increase
according to designated standards.

fiixed use projects - residential, commercial,

industrial allowed in a large area.

2.51ZE

b.

C.

In terms of size, the Regional Planning Council
of Baltimore's Classification is probably tne
most viable. It groups PUDs in three categories
from 100 to 2,500 acres.
Neighborhood PUD types which range from 100 to 200
acres.,
Comrnunity PUD types which range from 400 to 800
acres.
wan PUD types which range from 1,000 to 2,500

acres.,

3 .GEOGRAPHICAL LOCATICN

Anthony Downs classifies PUDs as " in-city",
" peripheral ", " satelite " and " autonomous"

in terms of geographical location.

C.ADVANTAGES AND DISADVANTAGES OF PUD



1. ADVANTAGES OF PUD

The advantages of PUD follow basically from

its definition and origins ;

a.

b.

Es

Improved design with greater variety.

A wider choice of housing available to more
people in one community. |

More useful open space.

More convenient shopping facilities.

Economy in space for streets and in lengths
of utility, water and sewer lines.
Increased density

Lower costs.

2.DISADVANTAGES OF PUD

. The disadvantages of PUD do not come from the

b.

concept itself, but on the ability of the
participating agents to embrace the conceptual
changes which PUD represents. Specific criticism
is directed toward :

The planning board for its continued lack of
development sophistication,

The governing body for the creation of a
bargaining process which excludeé the uitimate
consumer, the possible misuse of PUD legislation

to forestall all local growth.

28



29

c.The developer for his continued embracement of
long-range management tasks too sophisticated for
his organizational structure and too prolonged for

his limited cash flow.

D, HISTCRICAL EVCLUTICH

The planned unit developments probably had
their legal genesis in the garden apartment
developments which became popular just prior to
and after World War II. Most zoning ordinances at
that time spoke in terms of required lot areas ang
front, side, ard rear yards, but in these develop-
ments such requirements made little sense. The
owners held the entire development in single
ownership, renting individual units to tenants,
and it would have been foolish to require them to
subdivide the tract into lots so that zoing officials
would have some lines from which to measure yard
sizes.

The next step in this evolution was the appearance
of " variable density " provisions in zoning
ordinances. Noting the fact that the over-zll
density control found in the garden apartment

provisions had worked well, some planners began to



experiment with provisions under which developers

would be given the same latitude to vary lot sizes

within a subdivision as they had in garden apartment

developments., So long as the total number of
dwelling units in a tract remained the same, there
seemed little reason to require that they have lots
of uniform sizes, where the developer chose to
build on smaller lots, the space thus saved would
be dedicated to tne public for parks or other
public purposes. In the subdivision regulations
such provisions came to be xnown as cluster sub-
division provisions, since it usually was desirable
for a variety of reasons to group the smaller lots
in clusters.

At the same time that this development was
taking place, there were arguments that it was
desirable both from a sociological standpoint
and from the standpoint of architectural aes-
thetics to vary not only lot sizes but also
dwelling types within a subdivision,ranging
from single-family residences through row houses
and garden apartments to high-rise apartment units.

Finally, as development grew in scale to encom-

pass neighborhoods and entire new town, communcial

and industrial uses were added in such developments.

2 Goodman, op. cit. pp. 480 - 481

9
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CHAPTER II1. THE IMPLEMENTATION OF PLANNED UNIT DEVELOPMENT

A. PROJECT APPROVAL

1.

2,

APPROVAL FPROCEDURE

In terms of procedure, most proposals are
submitted directly to the planning board which
confers with other government agencies and then
recommends approval or disapproval to the govern-
ing body. Within a specified time pericd after
application a public hearing is held and the
project is either approved or disapproved., The
PUD ordinance spells out in detail what evidence
is required for presentation at this hearing.

If the project is granted tentative approval,
application for final approval may be made at

once or in stages. No hearing is required for the

final plan if it is in substantial compliance with
the previous plan given tentative approval. If
the staged plan is opted for, upon compliance
with the tentative plan, final stage approval is

also given without hearing.

CONDITION TO BE MET PRIOR TO APPROVAL
The grant of approval of a PUD is based on
the fulfillment of certain conditions. These are

general standards covering sucn areas as type of

31



control, minimum size, permitted uses, maximum
density, and the provision of open space and
public facilities. Each of these are formidable and
essential parts of the PUD process.
In the case of development control, approval

is based upon demonstration tnat the area is
under unified rafher than fragmented control.
This may be accomplished either by single owner-
ship, long-term lease, agency, or other legal
device.

a,The minimum size requirement is a reguirement
less often found than otners for project approval.
Minimum size will vary witn the type of development
and specific location. 1t may be stated eitner in
terms of dwelling units or acres.

b.The minimuﬁ density requirement is a more
frequent provision in PUD ordinance. It is
regulated by either a maximum number of units
per acre or by a minimum lot area for each dwelling
unit, including a share of common open space. The
increasing in density is permitted sometimes as a
bonus for meeting certain design criteria, or at

the discretion of the local planning board.
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Permitted land uses are usually found in the
form of acceptable percentage of residential,
commercial, and industrial land usage.

The requirement for open space contains provisions
covering its quantity, location, and maintenance.
The first requirement is either stated as a
minimum acreage requirement per " X" dwelling
units or as a direct percentage of the gross
acreage. The second requirerent requires planning
board approval of the proposed location of open
space. Finally, miantenance of open space may be
assigned to the residents of the developuent in
the form of " Hhomeowers association " or to the
municipality upon the land's allocation for public
use. The foruer is tne legal device most extensively
used.

The provision of community services 1is essential
to the PUD process. rost of the necessary utility
"hardware" is mandated directly by the PUD ordinance.
Othef requirements such)as land for schools ana
emerging facilities, or the capital structures
theméelves,become part of the municipal/developer

bargaining process.



f. The on-going preservation of the YUD as planned
is an essintial guarantee. The final development
plan controls the development after it is
finished. No subsequent major structural or
use change will be permitted unless approved by
council, Similarly, minor changes nmust be
approved by the planning board. Subsequent
subdivision of the land is discouraged, but
if permitted, must meet the basic requirements

of the local subdivision ordinance.

%. HUD=- FHA REQUIREKENTS
Ther are some special requirements to be met
if KUD ( U.S. Department of Housing and Urban
Development ), through the FHA ( Federal Housing
Adiministration ), is involved.

First, the developer should formulate a
generél development program in which the size,
type, and approximate number of living units,
the approximate size and number of buildings,
and the approximate amount of open space, outdoor
nonvehiéular livability space, recreation space,
and car storage space are determined. The develop-

ment program also includes the type of water and
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Bewerage facilities and any other features affecting
the physical and financial feasibility of the
“development.

These basic plan elements should be agreed
upon tentatively by HUD - FHA, the local planning
board, and other intérested parties, before
preliminiary plans are started.

The préposed development program must provide
for a planned unit which (1) is appropriate to
the characteristics of the site and its location
in the anticipated community pattern, (2) provides
for properties which will compete successfully
for a definite and continuing demand in the housing
market, (3) is capable of satisfactory use and
operation as a separate entity without necessarily
having the participation of other building sites
or other common property, and (4) is within the
capacity of the sponsor to complete within a
reasonable time. IR

If the first step goes well, then the developer
can prepare the preliminary develppment‘plan for
approval. In this matter, HUD requires that (1)
the overall planned unit development must provide

adequately for dwellings, open space, nonvehicular



livability space, recreation space, car storage
space, pedestrian and car movement, light, air,
service, and all other needs of the development
when fully popplated. (2) the design must be at a
land use intenéity appropriate to the site and its
location,and must comply with the site planning
section requirements of the kinimum Property
Standards. In general, it must produce a stable
and desirable residential environment. (3) the
common property owner and operated by the home-
owners association, as well as other subdivision

elements such as public streets, water and sewage

facilities also must meet appropriate HUD standards.

‘There are also some legal " must " which
HUD - FHA requires in connection with agency
approval of a PUD. They deal with proper establish-
ment of the Home Association, its financing and the
rights and responsibilities of the homeowners in
relation to use, management, and ownership of
common property.

If the second step goes well also, then the

developer goes on through final planning and

10 Planned - Unit Development with A Homes
Association, U.S. Department of Housing and
Urban Development, 1973, “pp. 52 = 55

-

10
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construction and in accordance with usual HUD-

FHA procedures fpr a proposed subdivision of home

properties with HUD -FHA insured home mortages.

B..THE hOMES ASSOCIATION AND MAINTENANCE

1. TYPES OF ASSCCIATICN

A homes association is an incorporated, non-

profit organization operating under recorded legal

agreements running with the land. Under such agree-

ments, the association may be formed on the

basis of either voluntary of automatic membersnip.

a,

The voluntary or non-automatic association

operates with land agreements but with member-

ship and assessments optional with the lot

owner and discretionary on the part of the
organization management. rostly a voluntary
association of property owers is used for operation
of community clubs or for recreational features,

such as a swimming pool or golf club wherein

‘the developer provides the facility and continues

hig. patronage and ownership. The covenants or
other documents of title are not recorded and
incorporated with each deed of conveyance.

The automatic membership association is one in

vhich each lot owner in & planned unit automatically
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becomes a member upon purchase, and each lot is
automatically subjected to a charge for the
organization's activities, such as maintaining
common property.

Though many types of organization have been
employed, the automatic homes association is
shown by the evidence of case histories to be
the most depeﬁdable and to be the only way to
handle common open spaces.

LEGAL FOUNDATION

The covenants and other land agreements
should establish in the beginning a scheme of
land development which protects the investments
of home buyers and mortgage landers, yet leaves
sufficient power with the developers to create
and marker the development successfully.

Before the plat has been recorded and the
first lot sold, the developer should (1) create
an incorporated, non-profit homes association,
and (2) record covenants which automatically
make every lot owner an association member,
give him the right to use the common property,
and establish his voting right in the association

and his obligation to pay its assessments.
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Concurrently with recordation of the
subdivision plat, the developer should establish
for each lot owner the right of enjoyment of the
common area and should assure the preservation
of the common area for its intended purpose.
ASSOCIATION FINANCES

Association assessments should be set to
cover contingencies and replacements as well as
working capital, operating expenses, and insurance.
Upon the association's request some mortagage lenders
collect association assessments from the home owner
as part of his monthly mortagage payment along
with such items as taxes and fire insurance.
CREATING AND OPERATING THE ASSOCIATION

During development, the developer should find
and carefully develop homeowner leadership of
the association and coach it in association
operations, In the later stages of the development,
the developer should gradually transfer
résponsibilities for association operations to the
homes'owners.

The operations of associations can be
contrdlled by meeting of members or director and

its officials.11. Pl e a™

11 J. Ross Mickeever,ed. The Community Builder Handbook,
.Washington D.C. : Urban land Institute,1968,pp.195-201

4



5. USING AND MAINTAINING THE COMINON PROPERTY

Common park and recreation areas can be used
satisfactorily by volunteer supervision and coach-
ing. Part - time, period staffing for recreation
program is practical and desirable tbo. A planned
recreation program gains full use of common area
and arouses membership interest in association
affairs.

The establishment and maintenance of turf and
planting are the most common maintenance problems.,
Satisfactory maintenance is standard performance
from -homes association properly set up with
adequately financ- and effective leadership.

In summation, as far as the actual physical
elements are concerned, the PUD consists of the
association -owned common property, the public
street, and the indivisual homes. Each serves a
particular function, but are all closely inter-
related.

Among the elements, the homes association is
the cohesive force that makes the whole thing
work. As a matter of fact, where municipal services
are not available in the early stages of PUD
development,a homes association will perform

municipal type services.
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C. THE MANAGEMENT OF TKEE PLANNED UNIT DEVELOPKENT
The management of planned unit development may
vary. Some planned unit development is operated on
a day - day basis by a manager who is an employee
of the homes association, others a professional
management firm may perform these chores, still
others it may be some members themselves who

operate the project.



Part II.
| The Site



CHAPTER I. THE SITE SELECTION
A.SITE LCCATION
The selected site is located at the southeast
boundary of Junction City, kansas, and is about
two miles away from the downtown area of the City.
The tract containing a total of approximatelQ
140 acres is divided into three pieces by a
north-south highway U.S5. 77 and an easti-west
Ash Street. ( Figure 2 )
B.DEVELOPMENT? POTENTIAL OF THE SITE
1.REGIONAT DEVELOPMENT TRENDS

In'the past ten years, | the population of kansas.

has 1ncreaseu approximately 3.1 percent to reach

over 2,246,578 in 1970. 'By 1980, the population
of Kansas is expected to approach 3,000,000.
With the growth of the population, the rate of

urbanization of Kansas is increasing. Of the

;2 24b,578 people ‘residing in Kansas in 1970,
over 65 percent reside in the urban ceéenters.

Junction thy,belng a magor urban center therexore,

w1ll have_a.“031t1ve futur ‘as rar as the population

and urbanlzatlon of hansag are concerned ( Tableq )

Junctlon Clty is 1ocated along thp routp of

1= 70 U. S interstdte hlghway, which traversos

the center of Unlted Dtate and kansas. As the'
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POPULATION OF KANSAS STATE
CENSUS T0 1970.

1970 1960
- Popnlation 2,246,578 2,178,611
The State Number 67,967 273,312
Change From
Preceding
Census Percent 3.1 14.3
Population 1,484,870 1,523,741
Change From Number 156,129 355,521
e Preceding
Cenaus
Precent 11.8 33.8
" Population 761,708 849,870
Rural Change From Number -88,162 =62,209
Preceding
Census
Preceding ~'10,4 6.8
Urban 65.3 61.0
Percent '
of

SOURCE : 1970 U.3, Census of Population,

TABIE 1
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result of the advantage of I -70, which provides

excellent access, Junction City is expected to

be extended.

The development -potential of the site, therefore,
is postive as far as regional development trend
is éoncerned. 7

2.1L0CAL DEVELCFMENT TRENDS
a8 ,POPULATION
Population is a critical factor in analyzing
thé-ﬁé;Eidﬁaéﬁimﬁdtentiél"6f a éommunity. Frcm the
gtudynof popﬁiéfion, a ouflook of the community
can be made.

The“population of Junctioﬁ.City has recorded
incréééés afé}mthé!iégt f&& Censgs periods., The
£roops af Fort Riley have been'a strong influence
on the population of Junction City. According to
Census data, the population of Junction City
increased 3.8 percent per year between 13950 and
1969 when the troop strength of Fort Riley was
normal, From 1960 to 1970, with severe troop
cutbacks at Fort Riley, the population of the
City increased only 0.2 percent per year.

Since Fort Riley has returned to normal

troop strength after 1970 and is expected to



remain fairly stable in future years, a 3.3 percent

a year increase appears to be feasible for the

projected growth of the Junction City a:cueaﬂ.‘}2

Therefore, the most reallstlc outloox for

Junctlon Clty 8 populatlon is for an 1ncrease to

about 41 dOO by 1995, This proaectlon assumes a

stable increase of 3 3 percent per year. ( Table 2 )

e e e e tentev s oo

—_—

In fact, no absolute predication of future
population can be made for any community. Thelde 5‘
population of 41,800 might be achieved as early as
1880 or as late as the year of 2000,

The Jmportdnt fact however, is that the populdtlon

e

of Junctlon Clty w111 be expecbed to grow 1n the

future. As result, nore land WIIL be needed to be

developed.
b ECONOMY
The economy of an area is one of its prime

human resources, it is also a eritical faetor in
analyzing the development potential of a community.

The major economic supports of Junctlon Cety
are Fort Rlley, agrlculture, hllford Reserv01r,
ﬁand cpunty government and retalllng.
. With the return to normal troop strength at

Fort Riley in 1970, millions of dollars have been
spent in the Junction City area. ( Table 2 )
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POPULATION FROJECTION, JUNCTION CITY, GEARY COUNTY,

1950 - 1395
Year 7 Population
1950 1 | 13,462
1960 1 18,700
1970 19,018
1975 Jan. 1 2 21,857
1980 Jan, 1 2 25,708
1985 Jan, 1 2 30,237
1990 Jan. 1 2 35,563
1995 Jan, 1 ° 41,800

1 U.5., Census

@ Estimates are based on a 3.3 percent a year increase for every

year after the 1970 Census,

Source : Oblinger - Smith Corporation, Consultants in Planning,

Design and Development, 1973.

TABLE &~
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TROOP STRENGTH AT FORT RILEY,

1960 - 1972
YEAR ( AS OF JANUARY 1 ) MILITARY PuRSONNEL
ASSIGEED
1960 16,919
1961 17,781
1962 20,927
1963 15,675
1964 14,972
1965 19,431
1966 2,789
1967 10,000 *
1968 25,000 *
1970 25,000 *
' 1972 17,184

L As of November, 1972.

* Approximately.

SOURCE s Fort Riley Post Information of Officer, 1972.

TABLE 5
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Agriculture in tne Junction City area is in
sharp transition. while employment in agriculture
has been decreasing, the value of farm products

so0ld has risen. Thus, trends indicate that

agriculture wi

1l continue to be a strong support

of the economy of the area,

Milford Dam, located northwest of Junction City,
is increasing its influence as an economic asset
to Junction City area. Since its opening, visitors
have been increasing each year to an annual current
total of 1,912,996 in 1972. ( Table 4 )

Due to the fact that Junction City is the County
seat, the City may look to County government as
an " industry " since local government is one of
the fastest growing employment sectors, and Geary
County employment will increase to create a large
job base in the City. The activities of retailing,
banking, insurance, real estate and professional

services serve a trade area much large than

Junction City. To a certain degree, these activities

will continue to work for Junction City's growth

with expansion of trade area population and

purchasging power.13

Ibid. ppa 15 - 24
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NUMBERS OF PERSONS VISITING MILFORD LAKE,

1967 - 1972.

Year Attendance
1967 ( July to Lecember ) 498,194
1968 1,069,006
1969 ' 1,382,218
1970 14576,981
197 1,274,353
1972 | 1,912,996

SOURCE : Leland Brown, leke llanasger for the

Corps of Engineers, 1972,

TABLE 4.

o1
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In summization, the economic outhqgmgg;
Junction City appears to be bright with major

economic support. So a steady growth of the City

can be expected in the futureihu

The development potential of the site in the

Junction City area, therefore, will-be-positive -

as far as population and economic are concerned.
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CHAPTER I1I. SITE EVALUATION
A. CHARACTER OF URBAN GROWTH

Natural physical barriers in the Junction
City vicinity occur as hilly topography laced with
strean valleys. The thin sud wocky solls in the
upland will discourage the expansion of the City
to the northwest. And the broad river valleys of
the Republic River and Smoky Hill River have dis-
discouraged the expansion of the City across its
courses to the north and the east.

A man - made barrier in the Junction City area
is the Interstate Highway I1-70, ﬁhich is a major
east-west four-lane divdided freeway with complete
control of access. This Highway passes Junction
City at tne south edge of the City, and will
discourage the expansion of the City to the south.

Thefe are no barriers in the direction of the
southwest . Therefore, the main stream of growth
of Junction City is expected to be in this direction,
and the selected site for development is located in
the southwest section of Junction City. ( Figure 3 )

B. ACCESSIBILITY OF PUBLIC SERVICE
1. STREETIS
The site is directly served by two local

streets ( Ash and PMefarland ) both of which connect
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to existing major streets of Junction City and
provide excellent access to the site from the

west and the north. By using these two local streets,
the site is about two miles away from the downtown
area of Junction City.

U.5. 77, a major nortn-south highway, runs
throﬁgh thewéite and provides the site with
convenient access to Junction City on the east,
Wichita and Oklahoma on the south, Nebraska on
the north, and Milford Lake = the largest lake in
Kansas and most popular recreation area- on the
northwest.,

Interstate Highway 1-70, a major east-west
freeway, passes the site on the south. The freeway
provides the site with excellent access to the
cities of Topeka, Kansas City.to the east, and
Denver to the west by the intersection Exit 295
and Exit 296. Exit 295 is about 4,000 feet from
the site and the Exit 296 is about two miles from
the site. ( Figure 4 )

AIR SERVICE

The Manhattan Municipal Airport is located
approximately 16 miles northeast of the site .

The airport provides scheduled commercial air

line service and air taxi service. Frontier
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Airline provides scheduled flights to Denver and

the new Kansas City International Airport. Capital

Air Service Inc. provides air taxi service to

Kansas City on an basis of 16 scheduled flights

daily.14 *

UTILITIES »
The Junction City's water distribution systen,

which is geperally well planned, presently serves

only the built-up area within the City limits.

Because the site in located outside the City limits, 2

no water lines serve the site at the present time.
However,since +the location of the site is so

close to the City, actually adjacent to the City
limits, it is anticipated that no problems will occcur
for the site to get water by comnecting new water
lines to the existing water mains which run under

the A8h Street and iMefarland Road. (Figure 5)

Like the water system, the sanitary sewer
system of Junction City serves only the area within
the City liﬁits and , therefore, no sanitary sewer
is available in the site itself presently. However,
in the site area some existing sanitary sewers

run very close to the site. The sanitary sewer

installed under the lcfarland Road is only 600

feet away from the site and the one installed
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under the Ash Street ends at the edge of of the

City. The elevation of the site is 1265 feet above
the sea level on west side of the site, and then
drops gently to the east as well as to the north
and south. Existing sanitary sewer lines which are
close to the site and lower than the site. Therefore,
the proposed sanitary sewer on the site will be
expected to work when are connected to the existing
sanitary sewer. ( Figure 6 )

As to the connection of electricity and telephone
to the site, they will be easy and cost less too
because of the close relationship between the City
and the site in terms of distance.

4. FACILITIES
a. PARKS AND RECREATIONAL AREAS =~

. The site is surrounded by parks from all sides.
On the east side of the site, a 20-acre

Rimrock Lake Park with facilities of sidewalk,
‘picnic table and pond is adjacent to the site,

On the north side, a YMCA building,which has been
~built and offers some major indoor recreational
facilities, is located just at the edge of tne site.
A little farther to the north, there is a private
country club which provides a 9-hole golf course

and other facilities. The access to the club is
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convenient by taking U.S. 77, K-18 and Mecfarland
Road from the site. To the northwest, Milford Lake
is located four miles away from the site. Having
163 miles of shore line, it offers ideal hunting
and fishing conditions and is the largest lake in
Kansas. U.S. 77 provides the site with convenient
access to the Lake. ( Figure 7 )

On the west side about 14 miles away from the
site, a2 public 9-hole golf course is located
along Ash Street.

On the south side, a propcsed 80-acre city
park will be located right across Ash Street.
After completion the park will include such
facilitieé as softball field, tennis courts,
playgound, rest room and so on, and will become
@& large city park in Junction City area.

Apart from these parks and recreational areas
said above, such parks as Coronado City'Park,
City Park, etc.which are located within Junction

City limits are all accessible from the site.

b.SCHOCLS

Currently, there are six elementary schools
located in Junction City." Among them, Lincoln.”
Grade School,located on the northeast side of the

site, has a close relationship with the site in

61
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terms of distance and accessibility. The distance
between the site and Lincoln Grade School is less
then one mile, and the access to the achool from
the site is excellent by taking Eisenhower Drive,
which passes the site.

Sheridan Elementary Scnool is located on the
east side of the site along thne 4Ash Street. The
distance between them is about three-fourtn of
a mile, which is considered to be a reasonable
maxiumn for pupils walking to school.

Apart from these two grade scnools, other
grade schools of Franklin Grade School, The
Catholic School, Westwood Elementary School, and
washington Grade School are all located farther
than three-fourth of a2 mile from the site, Never-
theless, they are all accessible from the site by
busing. ( Figure 8 )

This is one junior high school, and one
senior hiéh school within the City. The access to
them is convenient +too by taking the existing

street system of the City.16

% jpia., p. 83
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d.

CHURCHS
Two chnurches, namely, First Church of Nazarene
and Highland Bbapist Church are located nearby.

First Church of Nazarene, located on the
opposite side of the site along the Ash Street,is
a new and large church. Highland Baptist Church is
located 2,000 feet south of the site, and is
presently in the process of physical expansion.

( Figure o .)

Besides tnese ,Catholic and otner kinds of
churches are located farther from the site but
within the boundaries of Junction City.

MEDICAL AND CIVIC

The Geary County Hospital is located at the
corner of Ash Street and Eisenhower Drive, which
is about 5 to 10 minutes of walking distance from
the site. Valley View Professional Care Center, a
nursing home for elders, is located on tne opposite
gide of the site along the Ash Street and a
small animal hospital which in under construction
is located next to the Rimrock lake Park, which

is the natural boundary of the site on the east.

( Figure 8 )
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The various functioné of civic administration,
such as City Hall, Fire Department, Post Office,
and Library will be available to the site also.

C. THE CONDITION OF THE SURROUNDING ENVIRON#ENT
1.CHARACTER OF THE ADJACNET LAND USES

The surrounding land use of a site expects
a strong influence on future development of the
site. Although changes ard modifications of the
land uses are possible, character of the adjacent
land uses are still significant factors to the
QValuation of a site.

There are no nearby industrical or major
commercial activity uses. Residential and open
land surround the site in a radius of one mile.
The residential: areas surrounding the site on the
east are classified, according to the zoning of
the City, as Suburban Residential and General
Residential Districts, which are designed mainly
for single-family dwellings. Recently, many

- new single families residences have been developed
in these districts, and some new apartment complexes

too. _
The two-family and multi-family dwellings are
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generally located in the older residential areas of
the City and near the General Business District,
which is two miles away from the site.

Open lands surround the site on the west,
northwest. and southwest sides of the site and

rolling away fromit. ( Figure 9 )

OBJECTIONAL FEATURES

The objectional features mean hazards and
undesirable environments, such as : smoke,noise,
odors, flood, fire and explosion hazards, which
are the major factors to influence the land valve.

In Junction City, these hazarded and undesir-
able environments came mainly from industries,
airport, Interstate Highway 70, sewerage treatment

plant, railroad and Smoky Hill River :

“"a, Industrial areds occur. east of the CBS and

generally north of“§§}5@m§§;§et to.about

Grant Avenue.

e et e s T

b. The Junctlon Clty Munlclpal Alrport 1s 1ocated

at the north edge of the Clty.

B Interstate Highway 70 passeé by the City at the
south edge and is about 4,000 feet from the site.

d. The sewerage treatment plant is located along
K-18 at the northeast corner of the City.

€. Railroad tracks Tun through the east edge of

‘the City and 1t's new station buil ings are

A B
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located farther northeast.

f. The Smoky Hill Rlver is located east of the

A e ot e e T e i e L

Glty and the low land between the rlver ‘and

Washlngton Street is flood plaln.

In summary, the south, north, east and
northeast edge of Junction City are the areas
where hazards and undesirable environments
exist. The study site is located toward the
southwest of the City and far from the hazard
producing areas, so little influences will be
felt in the area,.

D. THE CCNTROL OF PUD

A PUD cannot just happen. In order to
fulfill the objective of its creation there
must be control and discipline all the way.

One of the first factors to be considered
in creating and developing a PUD is the zoning
code applicable to the land that is used.

Since tne PUD is & relatively new approach to
housing, local housing codes may not be designed
to handle it expeditiously, despite the fact

that municipal and county officials are usually

quick and eager to see and accept the desirability
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of a well-designed PUD proposal. The street-and-
lot approach of the usual standards is frequently
incompatible with the basic approach of a PUD,
and in some cases, it is even as a limited measure
of the suitability of the PUD proposed design.
Such difficulties in application of local
gzoning structures can be eliminated by a planned-
unit provision in ﬁhe local regulations and ordinances.
It outlines the locality's procedure for analyz-
ing planned-unit proposals. When the proposal
complies with the locality's PUD requiremenis, &
PUD then can happen.
Happily, Junction City has added such planned-
unit provisions to its regulation in Article 10
section — Planned Development Districts. The
major provision is as follows i
® The City Governing Body may, by ordinance,
approve the establishment of a planned development
district or any parcel or tract of the land which
is suitable for and of sufficient size to be
planned and developed or redeveloped, as 2 unit
and in a manner condistent with the intent and
propose of these regulations with the compre-

hensive plan."
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P

E. THE OWNERSHIP OF THE LAND

The land for development is owned by one
person, whose name is Gerald Ervin, an architect
and contractor of Junction City.

This one-owner characteristic of the land
will make the PUD easy to contrel in the process
of planning and easy to maintain and management

after the construction too.



CHAPTER 1I1. B1TE ANALYS1S

The purpcse of the site analysis is to
understand the personality of the site, to
value the suitability for development.of the
site and-to establish a guideline for later

development.

A. SOILS

&,

The primary objective of the so0il analysis
is to evaluate the suitability of each soil
type of thre site for supporting development.

The soil types on thne site for study,
according to the Unified Soil Clasgsification
System, af;-classified as Cc,Cd,Cf,Fb,Ga,id,
sd,Se,5f,5g,Wb,Wc, and wd. |
Cc { Crete silty clay loam )

This type of s0il occurs on O to 1 percent

slopes, mostly center areas of the site. The

_§gr£&ee“éoil is dark grayish~brown silty clay

loam, the subsoll is brown very firm silty
clay. The soil has slow runoff and is slowly
permeable in the subsoil.
cd ( Crete silty clay loam )

This type of soil occurs on 1 to 4 percent
slopes. The darkened surface layer is 10 to

14 inches thick. The subscil generally is

12
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siightly browner and contains & little less
clay than that of Ce. The runoffis medium, and
permeability is slow.

¢f.{ Crete soil,severely eroded )

This unit occurs on slopes of 2 to 8 percent.
surface soil has been mostly removed by erosion ,
and the lighter colored clay subsoil is exposed.

Fb.( Farnum fine sandy loam )

This type of soil occurs on slopes of 1 to 4
percent. The surface soil is fine sandy loam,
and the subsoil is very firm clay.

Ga.( Geary silt loam )

The surface of this soil is silt loam and the

subsoil is firm silty clay loam.
Id.( Irwin soils )

The surface is very dark grayish-brown silty
clay loam. The subsoil is dark grayish-brown very
firm clay.

Sd.( Shellabarger sandy loam )

This type of éoil occurs on 4 to 8 percent
slopes. The surface is sandy loam, and the
subsoil is friable sandy clay loam.

Se. ( Shellabarger sandy loam )
This kind of soil occurs on the élopes of

8 to 20 percent, and along the streams.
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Sf.( Sogn rocky clay loam )

Phis is a dark colored, clayey soil that is
only 10 inches deep over limestone. The slopes
range up to 8 percent.

Sg.( Sogn complex )

The Sogn complex is a complex in every

respect; a complex of soil, slopes, and range sites.
Wb.Wc.Wd.( Hastings silty clay loam )

These types of soil occur on the slopes of
1 to- 4 percent, 4 to 8 percent and 8 to 12 percent
respectively. The surface is darx grayish-
brown silty clay loam, and the subsoil is brown

firm clay loam.17

The results of the soil analysis are shown
on the Scil Map, which not only illﬁstrates the
location of each type of soil on the site, but
also evaluates the condition of soils in terus
of &g&iﬁﬂi&iﬁgﬂfor development,

The key for this evaluation is as follows:

WHITE.--~- Area which is classified "good"

for development.
LIGHT --- Area which is classified"fair"

for development

11 Soil Survey Geary County,kansas.
United States Department of Agriculture,
Soil Conservation Servipe,1975'PP- 17-28
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MEDIUM--- Area which is classified " poor "

for development.

B. SLOPE ANALYSIS

The primary objective of the slope analysis
is to understand the over-all pattern of the
slopes on the site, which will be helpful in
determining the best land uses for various
portions of the site, along with feasibility
of construction. |

The breakdown of grades here would be 0-5,

5«10, 10-20, and 20 +. By using the formuls
centour interval % 100.
~% grade

of D =

Then, distance between two contours (D) at

5 % will be 40 feet at contour interval of
two feet, at 10 % .will be 20 feet, and at 20 %
10 feet. Using the distance of 10,20, and 40
feet as & guide, thus the slope :at the set
breakdown of grades emerges.

The key for the slope analysis which is
illustrated graphically on the Slope Analysis
Map is :

WHITE ---Area which is 0-5 % slocpe ard

classified " best ¥ for development.

LIGHY ~=-- Area which is 5 5 10 % slope and

classified "good" for development.
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FEDIUM =--- Area which is 10 to 20 %
and classifed " Fair" for
development.
DARK =-- Area which is over 20 % and
classified "poor" for development.
C. HYDROGRAPRY
The hydrography analysis is to study what
existing patterns of runoff affect the site,
locate the high points, the ridges, valleys,
streams, swales, etc.. This will show where
water will be coming from, which areas will be
drained, and how they will affect the planning
of the site. |
On the site, there is a stream running from
northwest to southeast, which collects most of
the rainfall, conducting it, and then disposing
of it into the Rimrock Lake. In addition to this,
a-few swales within the site collect water snd
dischérge it off the site.
The high point of the site is located at
the west edge,and the elevation of it is 1,265
feet above the sea level. The low point is
located at the east edge, adjacent to Rimrock

Lake ,and the elevation of it is 1,169 feet.
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The hydrographic features are shown in the
Hydrography Map. The key for this analysis is :
WHITE--- Area which is dry relatively and classified

" good " for development.

DARK =--- Area which is wet most the time, such as
stream, swales, valleys,-and etec. It is
classified " poor " for development.

VEGETATION

The primary objectives of this analysis are to

preserve the large existing trees and heavily wooded
areas, and to make use of them in the site planning
for wind protection, shade, buffer zones or screens.

In the site, there are two major heavily wooded
areas, which are respectively located along the
stream valley, and on the bank of Rimrock lLake Park.
A group of large trees. for wind protection starts
from YMCA at the north, then runs south,and stops
vhere it meets Ash Street.

Aparf from these three wooded areas, a lot of
small evergreen trees grow within the site too.

The location of these wooded areas and trees

are indicated on the Vegetation Map.

The key for this Vegetation Map and analysis is :
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WHITE --- Areé which is no vegetation and
_ classified " . Good " for development.
LIGHT =-- Ares which is covered with minor
trees or shrubs and classified
" fair " for development.
MEDIUM --- Area which is covered with heavy
wood and to be preservéd.-The
classification for this area is

" poor " in terms of development.

E. CLIMATOLOGY

f" Climate has a basic influence on site planning :
. the location and orientation of structures, the
;_2 equipment for cooling or heating, the fenestration,

P
@F; the materials and the planting in general.

b The climate of the site ,Junction City, Kansas,
”% f can be best described as continental . Summers
EN G , '
ffi . are long,dry,and hot. Spring is usually cool with

frequent periods of rain.Autumn has only occasion-
al. per{ods of rain and otherwise is long,with
mild temperatures. Winter is cold with a mean

temperature of 32,6°,

The average annual rainfall is about 33 inches,f
L f
Preveiling winds shift from a southerly 1 J

and the snowfall in winter is about 4 inches.

direction in the spring through early fall to \ iv’% 3
northwestly in thé'remaining monthg, . g gt |

i 3-*-,.%; . A
o gy e S
¥ 1



82

¢L axndrd

QILIAMHTL DI 5L INY NOILYLIDIA LNYNI Fed
NOILDMUS3D 3k ™ LS38 T .—.ZN!LO._W."BD GNYT HIIHM NI cwstm.mg Pzﬂw—c!a I

zoﬁthusnw WA N
AMO SamiLsic THA LNAW4OTIAIG GNYT HIIMM NI Y3l S0 LRVMIRoo hed e
NOINIZEA ON STUST TG LNIWIOTING GNYY WK N VBV NZO [

: JER]

SESUSIVNVERENORLVIIIA

i | NS 0 I A N "

iy

AN ——
LT = 7+ ERES

N}

| SETE DAL ATBIER T ESES SUeE

L




83

‘Climatic cdnditions for the site and Junction
City area have been summarized below.
1, SUN ¢ 40° North Latitude )

a. SUNRISE AND SUNSET

Winter Fall - Spring Summer
Dec.22 Sept.23 iarch21 June 22

Sunrise 1:30 6:00 6:00 4:30
Sunset 4:30 6:00 6:00 T:30
/‘ff

Jf
o

b,

" b. SOLAR ANGLES ( Figure 14 )

Juned?

March 21 & Sept.23 Wepigian

Spring & Fall
Sunset 907w
Sugmer Sunset
o 59°% of N
Winter Sunsei“

121% of N~
.. Dec.22 Horizon
_> N
Sugmer Sunrise
Path of Sun 597 E of N

bf\
Win&er Sunrise Spring & Fall Sunrise
121" B of N 90” E

Angle " A"= Azimth
Angle "B v; pAltitude



Summer Winter Spring & Fall
Sunrise Sunset Sunrise Sunset Sunrise Sunset
Azimuth 59° 59° 121° 121° T g0°
Noon Noon Noon
Altitude
73° 30" 50° 26° 30!

2. PREVAILING WINDS ‘@

e

Years
of Jan,Feb.Mar.Apr.lay.Jun.Jul.aug.5ep.Cet.Nov.Dec.
record
Topeka 59 NWw N N S 8 S S S S S S S
Wichita 57 N N S S S S S & S S S S

Based on records through 1945

%3, PRECIPITATION ( Monthly mean total precipitation - inches )

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Ann.

009 L 100 109 209 5'4 4.9 3'9 3'7 3-7 205 1-4 140 33

Source : State Climatologist
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4. TEMPERTURE ( Monthly mean temperture - F° )

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec  Ann

29.9 34.4 43.5 56 ©64.9 74.9 78.6 79.6 71.0 59.6 43.8 33,5 55.8

Source : State Climatologist

/

o

5. HUMIDITY ( kFean relative humidity - % )

Jan Feb Mar Apr HMay Jun Jul Aug Sep Oct Nov Dec Ann,

72 13 69 63 69 72 69 64 66 66 69 72 68

Source : State Climatologist

On tne Climate Analysis Map, 3 different areas

are shown. The Key for this :

WHITE --- Area which is warm slope and classified
" good " for housing.
LIGHT --- Area which is cool slope and classified

 Pair " for housing.
DARK ---= Area which is cold and classified

# Poor" for housing.
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F. AESTHETIC VALUES

The Primary objectives of this analysis
are to determine significant natural features of
earth, rock, water, or plant materials on the
site and then to preserve them in the later
site development.

A stream, associated with ponds and heavy
woods, is the outstanding scenic beauty on the
site, and Rimrock lLake Park, which is adjacent
to the site, is the most beautiful area off the
site.

The views on the site to the surrounding
areas are all good. There are no objectional
visual elements around at all.

On the Aesthic Values VNMap, there are three
kinds of areas valued by their aesthetic qualities.

The keys of this valuation presentation are :

WHITE ---Area which is low in aesthetic
value of landscape and is classified
¥ good " for development.
LIGHT --=- Area which is high in aesthetic
value of landscape and is
classified " fair * for development.

DARK ----Area which has outstanding natural
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beauty and is classified " poor " for
development, but is " excellent " for

preservation.

COMPOSITE MAF

This map is the result of all analysis in
a graphical way. It shows all of the development
values superimposed upon each other. The
lightest areas are locations with the most
potential for development. The darkest areas
are locations which are least bapable of

development.
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Part Il.

The Planning
of the Site



CHAPTER 1. LAND USE ANALYSI1S
Once the site has beén analyzed, the planning
of the site begins with a land use analysis, which
is an important element of the FUD development plan.
Land use analysis is basically concerned with
the decision on the types of use and linkages
between uses whcih will be located on the site.
ADYPES OF USE
1. MARKET ANALYSIS FCR HCOUSING AND RESIDENTIAL USE
The purpose of this analysis is to provide
assistance and guideance in the matter of
prospective quantitative and qualitative demand
for housing in the site. |
a, FACTORS IN CURRENT HOUSING DEMANDS
There are several factors which influence
- the housing demand., O0f all factors the household,
family income, and employment trends are the
most important units to consider in housing
demand. The employment trend in the principal
determinant of population growth; population
is translated into households; households are
the units of demand for housing. And family
income controls the capacity of household to

pay the price ( or rent ) of future housing.

92



(i). Households

Households are variously constituted.
Some are identical with families; others are
composed of a single individual or a group
of unrelated individuals; and still others
are a combination of families or of a family
and individuals, Regardless of its composition,
the household, rather than the family, is
the unit of demand for housing. Thus, the
analysis of households is the crux of the
demographic analysis, which is needed in
analysis of housing demand.

Primary emphasis in the analysis of
households is placed on the trends of
growth. Essentially, the analysis is con-
cerned with household formation, i.e., the
rate of household growth during specific
periods in the past and the expected rate of
growth during the forecast period covered
by the market study. Household size plays
a vital role in this analysis as a determinant
of the estimated current and projected
number of households.

Table 9 shows household size trends in

Junction City from 1950 to 1970. According to

93
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HOUSEIHOLD SIZE TRENDS. JUNCTION CITY,
GEARY COuUIy,

1950 - 1970.

& 1 -2 3 -4 15. or more | ,
Hogsehold Size Persons | Pernons Persons Potal
1950 1,913 1,917 575 4,405
Households 1960 2,603 2,269 1,131 6,003
1970 34589 2,183 856 6,628
1950 Number |+ 690 + 352 + 556 [+1,598
to
1960 " Percent |+ 36.1 + 18.4 + 96,7 [+151.2
Change
1960 | Number |+ 986 - 86 - o275 [F €25
to
1970 Percent |+ 38.9 - 3.8 - 24.% |+ 10,8
1950 43.4 43.5 13,1 100.0
Percent
Distribution 1960 43.4 37.8 18.8 100,0
1970 54.1 32,9 12.9 100.0
Source : U.S5. Census of Housing, 1970.

TABIE 5




the U.5. Census of Housing, one to two
person households increased by nearly 40
percent and comprised 986 households of the
total housing stock. Whereas three to four
person households and those of five or more
persons had shown an increase of 18.4 percent
and 96.7 percent respectively from 1950 to
1960, they both registered decreases in the
1960 - 1970 decade of 3.8 and 24.3% percent
respectively. This analysis indicates that
there is a trend in Junction City toward
smaller family households.
(ii). Family Income
Ability and willingness to pay for

housing distinguish the effective demand
from the sheer need or désire for housing.
The measurement of the financial capacity
of potential buyers and renters of new
dwelling units is, therefore, a critical
element in the analysis of local housing
markets.

In housing market analysis, the primary
concern, with respect to income, is its

distribution among the population. The
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number and proportion of the population
receiving income in épecific size classes is
much more significiant than income data in
any other form.

According to the Consumer Frice Index for
1969, the median family income of both
Junction City and Geary County have been
consistently less by approximately § 1,000
than the State median family income since
1949, Table6 shows family income distribu-
tion for the City, County, and otate of nansas
as recorded in the 1970 U.5. Census of
population. In 1970, Junction City median
family income was § 1,018 less than that of
the State, and Geary County median family
income was $ 1,556 less than the State.
Forty percent of the families in the State
of kansas had income of 3 10,000 or nore
wheras only 2& percent of the families in
both Junction City and Geary County had
income in this bracket.1d

These lower family incomes as compared

18 General Development Plan, op. cit., p.15
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FAMILY INCOIME DISTRIBUTION,JUNCTION CITY ,GEARY COUNTY,
AND THE STATE OF KullSAS, 1970.

\
Distribution
Income :
Junction Geary State of
City County Kznsas
Under § 3,000 13.8 % 12,2 % 10.6 5
$ 5,000 - 8 4,999 20.4 % 18.8 5 11.5 %
$ 5,000 - § 6,999 16.7 % 17.8 % 14.5 %
$ 7,000 - § 9,999 20,9 % 22,7 % 22,9 %
$10,000 and over 28.2 28,5 % 40.5
To tal 100.0 % 100.0 % 100.0 %
Median Income $ 6,875 $ 7,137 $ 8,693

Source : U,S. Census of Population, 1970

TABLE &




to the State are lrobably indicative of the
large number of military families residing
in both Geary County and Junction City. In
the past, military income has been lower ihan
comparable civilian income, but the trend
is toward better pay in the future to
encourage & " civilian " type military.
Tnus, median family income in the area can
be expected to increase in the future.
(iii) Employment Trends

The analysis of the economy is the
foundation upon which the analysis of the
housing marxet rests. And the most import-
ment step in the analysis of the economy
of a community is a detailed examination and

analysis of employment.

In Geary County, civilian employment
increased by nearly 50 percent from 1960
to 1970, .with the most significant increases
occurring in wholesale trade, services and
government. Manufacturing employment
increased by 40 percent, and finance, insurance
and real estate showed an 11 percent gain.

The most significant decrease in employment
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recorded during the decade was a 54 percent
drop in agriculture and mining, dramatizing
the trend toward larger, mechanized farms,
resulting in less agricultural employment.
Retail trade employment decreased by 23
percent which is probably indicative of the
fact that most of the retail trade in the
area has been concentrated in recent years
in large department and variety type stores,
such as walmart, Gibson, etc. Other slight
employment decreases were recorded in the

- areas of transportation, communications,
facilities in construction.

Military employment is a2 record of those
civilians employed at Fort Riley. With
troop strength expected to remain fairly
stable at the Fort in the future, military
employment trends can be expected to do

likewise.19

Overall, employment in the County appears
to be increasing and can be expected to

continue in future years with increasing
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population and the enthusiasm being
exhibited in Junction City toward diversi-
fication by encouraging industry and new
business. ( Table 7 )

b. CHARACTERISTICS OF TnE CURRENT HOUSING SUPPLY

The purpose of this portion of the housing

market analysis is to provide a general
analysis of the current status of housing
An Junction City and to provide insight

" into anticipated futrue housing demands.

(i). Housing Condition
The data on condition from the
last survey are of most importance to
give perspective as to current quality
of housing. The chief usefulness of
the distribution of the housing stock
by condition is to reveal in the analysis
a guide to the number of units in
need of replacement.

In Junction City, a detailed housing
condition survey was undertaken in
November of 1967 and this information
was updated in February, 1973. The

housing condition survey provided for
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EMPLOYMENT TRENDS, GHARY COUNTY, 1950 - 1970.
Change

bmnloyment 1950 1960 1970 1950 - 1960 1960 - 1970
Category Kumber Percent| liumber |Percent
Manufacturing 187 2217 319 [+ 40|+ 21,4 |+ 92 |+ 40.5
lion=Manufacturing

Retail Trade 1,196 1,596 | 1,223 |+ 400 [+ 33.3 |~ 373 | = 23,4

Wholesale Trade 13 106 652 | - Tl=- 6.2 |+ 54 |+515.1
Finance,Insurance ., '
and Real Estate 125 225 250 |+ 100 |+ 80.0 [+ 25 |+ 11.1
Transportation, 399 388 372 | = 11}- 2,8~ 16 |- 4.1
& Facilities

Construction 334 442 433 |+ 108 |+ 32,3 |- 9 | - 2.0
Services 1,060 1,443 | 2,868 |+ 383 |+ 36.1 |[+1,425 |+ 98.8
Government 655 585 | 2,071 | - 70!« 10.7 {+1,486 |+254.0
Agriculture and '
Mining, 831 558 ‘256 - 273 |- 32.9 [= 302 | = 54.1
Sub - Totel 5,045 | 5,762 | 8,188 |+ T1T|+ 14.2 |[+2,8374 |+ 49.9
Military 4,726 6,976 | 3,500 |+2,250 [+ 47,6 |=3,476 | - 49.8

Total 9,711 12,738 11,688 42,967 + 30.4 =1,050 =~ 8.2

Source : U.5,Census of Population and Fort liiley Post Information Office,

1970.

TABLE,
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the external rating of each housing unit
as being in one of four categories of
condition. These four categories and their
description are :

Good Condition - These are structures which

appearently do not need any
repair‘or need only very
minor repair.

Fair Condition - The structures categorized

in this condition generally
need more surface repair

than those in food condition.,
Structures in this condition
are identified by worn roufing,
sagging steps, paint badly
peeling, etc.

Poor Condition - This category includes

structures with apparent
structural weakness requiring
major repairs such as sagging
ridge lines, cracked, broken
foundations, doors and windows

out of plumb, etc.
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Dilapidated Condition -

Tis category includes those structures
with inadequate foundations; walls out
of plumb, exterior roof and siding materials
which will not provide adequate protection
from the weather, and other serious
deficiencies. These structures are for
the most part beyond practical economic
repair.20

The Table &8 shows the results of

both surveys and a comparison of the 1973
data with the 1967 data.

In 1967, 73.6 percent of the housing
units were classed in the standard
condition and 26.4 substandard. The 1973
survey shows considerable improvement for
such a short period. Only 23,5 percent
of the housing stock was classed as
substandard and during this time 36
dilapidated units were demolished. A
total of 564 new housing units were
constructed from 1967 to 1973 accounting
for the relatively large increase 1in

the number of standard structures.
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COMPARISON OF HOUSING CONDITIONS, JUNCTION CITY,

1967 and 1973

Change
197 1973 1967 to 1973
Ca tegory Ko, of | s of [No., of % of No. ! %
Units Total |Units Total | “°° 2
Good 2,000 | 35.8 2,585 | 12,1 | +575° | +6.3
Fair 2,119 | 37.8 | 2,113 | 34.4 - € <%l
POQI‘ 1,198 21.3 1’177 19.2 - 21 -201
Dilapidated 288 5.1 268 | 4.3 - 20 -0.8
Potal ° 5,615 |100.0 | 6,143 [100.0

L A total of %6 housing units were demolished during this period.

e Includes all housing and apartment units but does not include
the 1,032 mobile homes in the City.

5'Of this total, 564 units were new building starts during the
period and the remainder ( 11 ) were upgraded structures.

SOTRCE

Oblinger - Smith Corporation, Consultants in planning,
Design and Development, 1973,

TABLE &
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Both the number and percentage of houses in
fair condition decreased from 1967 to 1973
indicating an undersirable trend. Also,the fact
that over 19 percent of the housing in Junction City
is in poor condition and 4.3 percent is in dilapidated
condition indibates that special efforts toward
upgrading housing in Junction City are essential.
Thus, improvement of the existing housing alone will
place considerable demands on futrue housing in
Junction City.
(ii). Age of Housing
In general, as & housing unit ages, it becomes
lesé livable due to physical deterioration
and technical obsolescence. Physical deterior-
ation can be reduced if the housing structure
is welli maintained but only to a limited
extent, Technical obsolescence means older
housing does not provide for many technological
advances found in new houses. Althougn
extensive renovation can solve this problem,
the cost of such a project is oftem prohibitive.
Due to a lack of recent information,

an exact breakdown of Junction City housing
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as to year built is difficult. However, based
on available data, Table 9. presents an approxi-
mate summary of tne age of housing as of January,
197%. The number of units for the 1970 - 1973
period is estimated from building permit information.
The remaining information is from the U.S.Census,
1970. Cf the 7,172 ( estimated coﬁnt ) housing
units in Junction City, 2,705 or 37.7 percent were
built prior to 1939. Over 25 percent or 1,821
housing units were built from 1961 to 1973. At
the current time, many of the housing units over
30 years of age are still p:oviding satisfactory
housing, but it is obvious that with such a
significant percentage of housing units in this
category, & replacement program is of the utmost

importance.21

(iii). Housing Type
The_change in distribution of the inventory
by housing type is also an important housing
characteristic. In 1970, over half of the housing
units in both Junction City and Geary County were
single-family structures. These comprised about
58 percent of the housing stock in Junction City

and nearly 56 percent in the County.(Table 10)

21 Ibid., p.108



AGE QOF HOUSING UNITS,

JUHCTION CITY. 1973.

- Year Constructed

Mo. of Units

% of Units

1

1969 to 1973 573 9.4
1960 to 1968 1,148 oy
1950 to 1959 1,304 18.2
1940 to 1949 1,342 8.7
1939 and karlier 2,705 37,7

Total 75172 100,0

! Estimated from Building Permit Reports.

SOURGE : U.S5.Census of Building, 1970, Kansas

State and Small Areas, U.5, lepariment of

Commerce,

TABLE -9
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HOUSING TYPE, JUWCTION CITY ~ND GRARY COUNTY. 1970.

1970 Units Percent of Total
Housing Type. -
Junction | Geary Junction Geary
City County City vounty
Single Family 4,055 4,8T1 58.3 55.7
Two Wamily 971 1,160 14.0 125
Three and Four 683 786 9.8 9.0
Five or lore 657 1,015 9.4 11.6
Trailer 587 919 B.4 10.5
Total 6,953 8,751 100.0 100.0
SOWCE s U,s.Census of Housing, 1970.

TABIE . ¥0

108
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Two-family structures comprised the second
largest percentage of housing units in both the
¢ity and the County.

In Junction City, & higher number of three
and four family structures was recorded than five
or more family structures, but in Geary County
the opposite was true. Mobile homes comprised
approximately 8.4 percent of the housing stock
in the City, while in Geary County, they accounted
for a higher 10.5 percent of tie housing stock.

Pable 11 records the number of residential
building permits issued in Junction City from
1960 to 1972. Over the years since 1960, the
heghest number of building permits issued in
Junction City has been for single-family structures.
As to other types of housing, during the period
1960 through 1967, 17 percent (140 units) of the
total new building starts were apartments and
duplex units. For the 1968 through 1972 period,
45 percent (232 units) of the total new building
starts were apartment and duplex indicating an

inereasing trend toward multi-family type housing.

22 1pid., pp. 110 = 111
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RESIDENTTAL BUILDIKG PERMITS ISSUKD
NUMBER OF UNITS, JUNCTIOHN CITY.1960 - 1972,

Yois Single Duvlex Apartment] Total
Family Units Units Units
1960 96 1 6 103
1961 81 4 - 85
1962 122 1 - 123
1963 98 - 8 104
1964 105 - 12 117
1965 13 - 96 227
1966 42 1 1 44
1967 45 - - 45
1968 49 2 - 51
1969 43 24 - 67
1970 42 6 131 179
1971 .63 6 56 125
1972 87 - 7 94
SO"™™CE 1 Junction City Inspection Departiment, 1973,

TABIE 11
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(iv) Tenure .
Tenure is an occupancy characteristic of

housing units and is probably the most
important indivisual housing characteristic.
The occupancy status of the housing inventory
is classified in three broad categories:
Owner-occupied, Renter-occupied,and Vacant
units. Vacant units are subdivided as
available for occupancy and not available,
Available vacant units are classified as
being either for sale only or for rent;

The former are allied with the owner-occupied
segment of the inventory and the latter with
the renter-occupied segment.

The number and proportion of units
owner-occupied, tenant-occupied,and vacant
have historical and current significance.

It reflects the cumulative effects of past
trends and is a basis on which future need
is determined.

In 1970, 50 percent of the occupied
housing units were owner-occupied units
and 50 oercent were renter-occupied units

in Junction City. Of the total housing
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units, 183 or 2.7 percent were available
vacant as compared to the higher 5.3% percent
available vacancy in 1960. Regarding the
percent of distribution of owner-occupied
units since 1950, it would appear that there
is a trend toward more owner-occupied units
in Junction City in recent years.(table 12
Value and Rent

Distribution of the housing inventory

by rent and value are useful primarily in
providing an understanding of its qualitative
coapesition and character. Data in the last
census report provide perspective on the
quality of the housing stock as informative
background.

According to the U.S. Census of Housing,
the median home value in Junction City in_
1970 was § 14,4000 which was slightly
higher than the median value of § 14,100
for Geary County. MNedian rent in Junction
City was § 81, slightly lower than median
rent of § 83 in the County. As éhown in
Table 13, the hightest percentage of homes
for both City and County were in the § 10,000
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RENTER « OWHER OCUUPANCY, JUNCTIOR CITY AND GEARY COUNTY,

1950 - 1970
Percent Distrivution
Owner-Henter
Junction City
1950 1960 1970 1950 | 1960 1970
ow 0 ied
Cuntte RS a,044 12,835 | 3,351 | 4401 | 47.2 | 50.3
Henter Occupied | _
Units 24461 3,168 34305 559 Hh2.8 49.7
Total Occupied ' 5
Uni ts 4,405 6,003 6,656 [100,0 |100.0 | 100.0
A1l Vacant
Units 138 424 297
All Housing
Uni ts 4,543 | 6,427 6,955
Available 2
Vacant Housing 85 318 “1829

SOURCE

U.S."ensus of Housing, 1970.

PABIE 12




DISTRIBUTION OF :(OM: VALUE AMD RENT,
JUICTION CITY AND GEARY COUNTY,1970.

Junction City

Geary County

VALUE
Humber Percent Humber Percent

Under $ 5,000 97 5T 79 2.8
§ 9,000 - 8§ 9,999 451 17.3 486 17,4
$10,000 - 14,999 859 33,0 999 58T
$15,000 - §19,999 633 24.3 641 22.9
$20,000 - $24,999 316 12,1 351 12.5
$25,000 or jlore 250 9.6 241 8.6

Total 2,606 100, 0 2,797 100,0
lledian value ¢ 14,400 $ 14,100

RENT

Junction City

Geary County

Number Percent lumber Percent
Under 274 6.6 A7 1.1
$ 40 - §59 1,044 25.0 329 (B
$60-379 1,414 53.9 1,253 29.9
$ 80 - § 99 616 14.8 900 21.5
$100 - 3119 241 5.8 931 22 .2
§120 or Over 401 9.6 117 2.8
No Cash Kent 186 4.5 608 14.5
Total 4,176 100.0 4,185 100.0
Medien Kent § 511 3 83

SOURCE s U.,S5.Census of Housing, 1970.

TABLE

13

114
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to § 14,999 range, and the highest percentage of
rental units fell into the § 60 to § 79 per month
range.23 |
DEMAND FOR HQUSING

Estimates of the projected demand for new
housing, come from the net impact of the operation
of the determinants of demand upon the currect
housing supply, are concerned with both the
quantitative and qualitative aspects of demand.)
These estimates necessarily must be made in |
sequence since they cannot be made simultaneously
in one operation; the quantitative estimates
necessarily precede the estimates of qualitative
distribution.
] Quahtitative Demand for Housing

Based on the assumption of an increasing

population of 19,843 during the next 20 years,

and based on an average household size of 2.9

rpersons per household, it is_gnticipated

that over 6,870 additional housing units

will be needed. Currently, there are very

few 'vVacant housing units in Junction City

_available for rent. So approximately 340

.new housing units per year will be required

23 1bid., p.30



116

to meet the demands created by the antici-
pated population growth.
(ii) Qualitative Demand for Housing

Qualitative demand relatives to the
distribution of the net quantitative demand
for new single-family sales housing and multi-
family housing by price and rent.

The qualitative sspects of new construction

demand also relate to the determinable

preference for structural types,design, and
amenities. Based on the current housing types
and residential building permits of Junction
City from 1960 through 1972, it is estimated
that single-family units will comprise about
65 pércent of the total projected housing
units of 6,870 with multi-family units and
mobile homes comprising 25 percent and 10
percent respectively.

According to the economic analysis of
Junction City, in 1970, it is estimated that
over 34 percent of the households have a
disposable annual income ofAless than § 5,000.
These families simply cannot afford to pay
monthly payments of § 200 and more which are

required for a new § 20,000 house financed with
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minimum down payment. So a number of low cost
housing around medium value of § 14,400 for single-
family, and around medium rent of § 81 for multi-

family are most needed.

d. SUMNARIZATION

Since materials and labor have been geing up
housing construction yearly since 1970, the figures
of $§ 14,400 for single -family and § 81 for
multi-family in rent are not true any more as far
as 1976 is concerned. They need to be adjusted,
based on a practical percentage of increase in cost.

According to the fact that IBF of Fir cost 14% ¢

in 1970, but 28 in 1975, IBF of white pine cost
45¢ in 1970, but § 1.30 in 1975, and that minimum
wages for labor increased from § 1.60 to § 2.30 per
hour in the period of 1970 to 1975, a 10 percent
increase yearly in cost is practical. So, § 14,400
will end up as § 23,000 and § 81 as § 130 in the
year 1976. |

ks to the area, over 50 percent of the land in

the site will be for residential use.
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2.MARKET ANALYSIS FOR COMMERCIAL LAND USE
a. DEFAND FOR " SHOPPING GOOLS " SPACE
(i). The Trade Area

Typically, various store types have widely
different trade areas. Shoppers goods department
store items,some clothing items and furniture.
These are usually " big ticket " items which
require comparison when shopping. buyers are
therefore willing to drive relatively long
distances in order to secure a variety of
merchandise for comparison. For example,
residents of Junction City sometimes drive as
far as kansas City to purchase major clothing
items, furniture and the like. Thus the trade
area for so called " shoppers goods " extends
well beyond Geary County. It encompasses
major portions of Clay,Dickison,rorris and
Riley Counties, as well as smaller portiomns
-of Fottawatcmie and Wabausee Counties.haturally
the trade area includes all of Geary County.

(ii). ZPurcnasing rower of the Trade Area
Population ana income are the major

dynamic forces in aggregate trade area

purcgasing power growth.
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While population grows as forecast in Table 14
average per capita and per household expenditures
for GAF store items will also be growing in response
to increasing levels of real personal and family
income. To obtain an even more sensitive reading,
the Oblinger-Smith Corporation has projected GAF
purchasing power for three segments of the market,
which together constitute the total market :
(1). Households or families, (2). Students at hansas
State University, and (3). Troops at Fort Riley not
living in households. Careful estimates of aggregate
GAF purchasing power potantial of each of these key
groups nave been made, indicating that Trade Area
GAF purcnasing power, could approach approximately
80 millions by 1985 and 110 million by 1995.
Purchasing Power to be Attracted to Junction City
Due to the competition of other urban ceanters in
this trade area, the potential purchasing power of
the trade area will not be totally attracted to
Junction City. According to the sale statistics in
the 1972 issue of " Survey of Buying Power ",

GAF stores in the County in 1371 were achieving

sales of 13,6 million. Comparing actual sale

performance as measured by the Census with estimated
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POPULATION FOR JUNGTION CITY'S "GAF! TRADE

L]

ARBA"™ 1963 - 1995

Year Population Household
1963 90,000 24,500
1972 110,000 38,000
1985 130,000 44,800
1995 165,000 57,000
SOURCE ; 1963 and 1972 : adjusted from County

source,

1985 and 1995: Consultant projection.

Table 14
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trade area, GFA purchasing power for the same
year, it was noted that Junction City and Geary
County were attracting about 25.5 percent of trade
area purchasing power potential., With the recent
opening of the new Walmart and Alco stores, the
percentage has probably gone up on a theroretical
basis; nowever, the sale from these two facilities
were not reflected in the 1971 sale figures.
Looking to the future, it is predicted that
Junction City can at least hold its present share
( about 25 % ) of trade area purchasing power,
meaning that GAF sales in Junction City can grow
at least as fast as the growing of trade area
purchasing power. However, it is quite possible
that Junction City can increase its " capture "
of trade area purchasing power,. so that the outlook
for Junction City GAF sales is for growth due to :
(1) A bigger trade area purchasing power " pie "
(2) Greater " capture " of the trade area purchasing
power total, a greater share of the total trade

area " pie ".
If the City is able to increase somewhat its
share of the market as described above, retail

sales of the GAF variety in Junction City could
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feasibly grow by § 18.8 million between 1972 anﬁ
1995, going from a 1972 total of about § 13.6 million
to § 32.4 million by 19395. Sales growth of this
maghitude suggests that Junction City's share of

the trade area purchasing power would actually
increase from its present approximately 25 percent

to nearly 30 percent.24

(iv). Demands

A reasonable average sales productity per
square of new store space would be $ 80. Thus,
dividing § 18.8 million in GAF sale growth by
§ 80 per square foot, a total growth in GAF space
of some 236,000 square feet is indicated. By drawing
large volumes of regional shopper traffic into the
Junction City area, this GAF store space increment
would support other stores of & specialty and
convenience nature, much as specialty stores are
supported along the malls of department store-
oriented shopping centers. Approximately 19,500
square feet of such " dependent " space would
bear the approximate ratio to the growth of 255,500
square feet in the GAF category. Thus, in total,
Junction City's outlook for growth in retailing

. ppace is on the order of 255,500 square feet in the

24 1pig. , pp. 38 - 41
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period 1972 to 1995. Removing the new Wards, Walmarkt
and 4lco store space from this total, a final estimate
of about 150,000 square feet of new shoppers goods

store space is reached.

Then, the total areas of 11.5 acres-will be
figured out through a series of calculations as follows:

- Gross square feet of new snoppers goods

stores space projected eeeeesese.ss 150,000
- Parking space required at 6 per 1,000

square feet ...e....6x150,000/1,000 = 900
- Square feet of parking space required

at 400 sq.ft. per space ....400x300= 360,000
- Ground area required for stores at FAR 1.1

( Assumpted Y use 5 s 150 000/1 4% = 136,000
- Miscellaneous other ground area

(aceSS' etc. l.‘....l....‘l.." = 8,000

b. DRFMAND FOR " CONVENIENCE GOODS " SPACE

(1) The Trade Area

60 called i convenience goods " category

1ncludes food stores, drug stores, varlety

) stores and others such as service establlsnments

which includé cleanefgjwiéhhdriés;‘barber N

shops and beauty shops. These are the

i

it
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traditional store types found in local shopping

centers oriented to near-by residential communities.

'Typically, tne key " generdtor " in such éhbpplng

enters 1s_th§ food store,

R

Because shoppers do not travel great distances
to make tneir convenience goods purchases, the
trade area for this type of stores space 1in Junction
City is the City itself and close-by Geary County,
for the most part.

(ii) Purchase Power of the Trade Area
In 1963, the U.S. Census of Business reported

sales in the convenience goods category at about
$ 11 million for Junction City. The figure for
Geary County, including Junction City, was virtually
jdential. Statistically, this volume amounted to
approximately § 480 per capita, considering the
populations of Junction City as well as Geary County.

Looking ahead to 19395, the population of Geary
county, excluding Fort Riley, wili then stand at
some 46,281. Per capita expenditures in the convenience
goods category will nave risen dramatically by 1335,
to perhaps § 720 at a probable growth rate of about
two percent per year, This combined growth in both
population and in available purchasing power for

convenience goods items will result in a County
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market of over $§ 33 millions. ( § 750x46,281 )

Based on the preeent dlstrlbution of sales in the

e e

convenlence goods ~category as between the City

and County,wlt would appear tnat virtually all of

tne convenience goods store sales grewth wlll occur

1n the City, producing a city growth of about 3 15

million over that estimate formlaz1.??

(iii)Demands

A growtn of § 15 million in convenience goods

eales in ‘the clty between 1972 and 1995 suggests
the need for new convenlence goods store space of

about 200 OOO square feet. This square footage

allows for a ealee product1V1ty per square foot

of about 3 80 to $ 100 an approprlate averege for

'stores of thlS tyPe'wﬁ

Performing a somewhat similar analy51s with

respect to the growth 1n the food store market 1n

Junctlon City, the Oblinger - Smith Lorporetlon

arrlvee at the conclusion that apprexlmately three

. e h i e

or four new supermarkets will be required in the
future, together with a number of smaller food
sales outlets. Each of these centers might include
30,000 to 50,000 square feet of floor space for a
total of about 160,000 square feet of additional

22 Ibid. pp. 41-43
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space in convenience shopping convenience shopping
centers overall. This 160,000 square feet of conven-

;ence goods space in shopplng centers stlll dllOWS

for constructlon on otner convenlence type retail

facilitles at hlghway-orlented locatlons, to round

out the full 200,000 square feet projection for

the convenience good store category. Each of three
or four shopping centers, at 30,000 to 50,000 sq.ft.
with required parking, will require approximately
three or four acres of land at full development.
¢. DEMAND FOR SERVICE CCIrMERCIAL SFACE
This xind of commercial uses to include office,

automotive sales and serv1ces, ‘and highway activities

such @s drive - in restdurants, motels, and lumber

yards could well consume an aaaltlonal 25 to 40

| acres of well-located nlgthy-Orlentgqm}épg in

‘the period up to 1995. ( lable 45 )

d. SUsFARIZATION
Based on the analysis of commercial use in
Junction City, it is expected that 50 to 72
acres of commercial land will be needed in the
future. It is recommended that the CBD of the City
be retained as it is. So the additional demands for

commercial land will be located on the place which



SWI.RY OF COMMERCIAL LAND USk NERDPS . JURCYION CITY

1972 - 1995
Type Acres
For" shoppers Goods" stores & parking 10 - 12
For " Convenience Good " Shopping Centers 15 - 20
For highway - oriented and office uses 25 - 40
TOTAL 5 - T2

' SOURCE ; Oblinger - bmith Corporation, Consultant in

Flanning, Design and Development, 1973,

Table 15
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is near major streets and a little far from the
CBD.

The selected site for develOpment, w1th tne

advantages of acce351bllzty and 81ze, w1ll be the

e AR et e i S S -

ideal location to accommodate some of tne addltlonal

commerczal act1v1t1es.

Therefore, 20 percent of the total 140 acres

of the site will be used for commnercial use.

ELEFKENTARY SCHOOL

a.ENROLLMENT TRENDS

It is estimated that 12.7 percent of thne
population of 41,800 in 1985 will be of elementary
school age. This indicates that approximately 5,310
students will be attending school by 1995.

b.EXISTING ELEMENTARY SCHOOL FACILITIES

There are six elementary schools witnin the
City. Of which the Franklin, Sheridan, and Depart-
mental appear to be inadequate to perform the
functions required at these school sites. In
addition, Departmental School and washingion
School are located adjacent to heavily traveled
étreets. Departmental School is becoming obsolete

and is approaching 70 years of age.
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The remaining elementary schools serve their
educational functions well and are located on

adequate sized sites.26

SUMMARIZATION

As the City grows, school service &area
boundaries will have to be adjusted and new school
facilities added.

The selected site, with the advantages of
access, size, soil and future expansion, will be
a suitable location for a new elementary school to
serve not only this new FUD area, but also the
ad jacent neighborhoods.

Therefore, 2 minimum of 15 acres for about 400

pupils will provide for use as school land.

26 1pid., pp. 82-90
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4. OPEN SPACE
The darkest areas on the Composite siap of
the site analysis, which are most undesirable
and difficult for development, will be perserved

for open spaces and recreational areas in the site.

B. LINKAGES

When the types of proposed-land use have been
decided, then the linkages between them have to
be analyzed. These linkages include the movements
of people, goods, and wastes or the connections
of amenities. Besides tne links among tne
proposed land uses of the site, the links between
the site and the existing activities, such as
schools, churches, stores, and recreation areas,
will be also analyzed. According to the analysis,
the proposed land uses on the site will be

'residential, commercial, educational, and recrea-
tional. And the ﬁajor existing surrounding
activities are YMCA, Rimrock lake, First Church
of Nazarene, County Hospital, and etc. The diagram
below shows the linkages among the land uses and
activities said above. It is not to scale and
express nothing but the types of uses and their

preferred connections. ( Figure 18 )
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C. LAND USE CONCEPTS
The land use concepis are developed through

the land use diagram, with the Composite sap of site
analysis in mind. So they respond tu the characters
of the site, and also show the general functional
arrangements of tne proposed land uses.

The land use concepts of tune selected site are
shown on the rap. Cn the Map, tne low and medium

density residential areas are placed on the gentle

slopes of the east of the site and on the tract of
land, which is located on the west and along tne

U.S. 77. Ine nigh density residential area is‘placed
on the middle of the site. The commercial uses are
located on the corner of U.3. 77 and ash Street.

The tract,reserved for elementary school, is located
on the south of the site. a8 to open space, tne
ponds and stream valley are the dominant parts of it,
wheih is running through the residential area

of the site. ( Figure 19.)
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CHAPTER II. THE PLANNING CONCEPTS
A. MIXTURE USES
The mixture uses, emphasizing the mixture cf
land uses, dwelling types, and densities, is a major
part of the PUD concept.
The mixing land uses of residence, commerce,

- and school, which are aecided by the process of
analysis, will accomplish a compatible and healthy
PUD for the site.

As to mixing dwelling types, the single~family,
duplex, townhouse, and apartment will be the major
four different housings on the site. The advantages
of miiing.dw;iling types are avoiding monotous
repetition of a single type, reserving more land
for man to utilize for the purpose of enjoyment, and
providing wide divérsity of housing types from
which to choose.

As far‘as'the density is concerned, there is,
in fact, no such thing as an ideal density. The
suitability of a density varies from site to site,
dwelling type to dwelling type. There are four °
different dwelling types included in this PUD, and
each dwelling type has its own appropriate density,

mixing densities, therefore, are developed.
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The density of each type of dwelling is very
difficult to choose, If the density is too low, it
will result in high costs of land development,
increased outlay for operating utility services,

and long travel distances. On the contrary, if too

high, it will result in low livability in terms of
air, light, and open space. Therefore,the reasonal

densities for dwelling types on the site are listed

below :
Sinéle -family ~-=e-ccrcec-ccs—a- 1-5 family/acre
Duplex —-=--w-ecm-cecccccmcnn—- 6 - 10 o
Townhouse ==m-—=m-=—ecem-ca---« 15= 19
Apartment e=---emcecemcncecc—aaa 20- 30 ™

B. OPEN SPACE SYSTENM

Open space planning as a system represents a
breakaway from the tradifcio’nal block and lot building
patterns. It, the public streets and the individual
homes are the three intégral parts of the planned
unit development.

On the site,the stream connecting the ponds and
communal spaces to create a continous flow of green-
way will be the major open space system. This green-
way will also be connected to off-site open space

and recreation areas of Rimrock Lake and YMCA, forming
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a continous flow of space through and off the site,

The recreation center and other facilities will

be located at the center of the open spacé system

in order to be convenient for the most people.

C. CIRCULATION SYSTEMS

1.

VEHICULAR CIRCULATION

Fundaméntally the vehicular circulation will
follow the existing contours and around each type
of land uses, not through them., In order to avoid
many potential traffic hazards, the streets are
laid out in & way that discourages high speeds,
that discourages nonresidents from using a housing
site as & shortcut, and that avoids bisecting large
open areas.

Cul-de-sac and loop are used for providing
safest access to and from homesites in small hous-~
ing groups.

PEDESTRIAN CIRCULATICN

The purpose of the pedestrian circulation is
to lead in an unbroken ribbon from residences to
school, to major open space, and to the community
facilities., In addition, pedestrians will have a
place to enjoy a pleasant walk, a place to push
the baby carriage, and a place to ride a small

vehicle. 1t is possible to design for pedestrians
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in a way that will not only serve as a utility, but
also be a beauty.

Steps will be avoided when possible. Ramps
for easy change in grade will be used as they
make the transition easier for wheelchairs, as
well as elderly residents. 4t major crossroads, if
possible, underpasses or overpasses will be provided
to ensure safety from venicular traffic.

CLUSTER CONCEFT

The concept of cluster is, according to the
characteristic of +the site, grouping the houses
tightly together and preserving the land thus
saved for common Open space.

The advantages of this concept are that the
developer, by cutting the length of street and
utilities, and by allowing flexibility to
preserve natural features, can reduce the per
unit costs, and that the houseowners can have
small, private yards as well as large common

areas of green open spaces for outdoor enjoyment.
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THE LANDSCAPE DESIGN CONSIDERATIONS AND CRITERIA

A. RESIDENTIAL L4ND
1. LOTTING

a

b. LOT

. LOT LINES

It should be approximately at right angles
to the street or radial to a curved street.
Lot lines normally should be straight.
Avoid acute angles with side lines except
under special topographic conditions.
Avoid odd-shaped or pie-shaped lots
Streets that intersect at acute angles should
be avoided.
SIZE -
A function of the customary zoning ordinance.
1t varies throughout the country.
The lot depth should be about twice its width.
corner lots may bz required to have extra width
so as to have appropriate building setbacks
from botn streets.
Lot size varies among the types of dwelling
unit.

The lot size for each type of housing on

' the selected site, according to the densities,

are set as follows :



Housing Types Lot Size Density
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”/Single-family 100" x 200! 2 units/per acre
to 80' x 150! 4 n
v Duplex 65! x 100’ 7 "
Townhouse 25' x 100! 18 "
v Apartment ===z ==—eaa- S5 "

¢. BUILDING LINES
- Building setbacks depending on the street
right- of- way, ranging from 15' to 50 feet.
- .25 feet setback is the minimum requirement of
Junction City's zoning ordinance for the

front and rear yards.

2. HOUSING ARRANGEMENTS
a, SINGLE - FAMILY AND DUPLEX HOUSES
The single-family detached houses and duplex

houses are placed on the east section of the site
and surfounding by the Rimrock Lake of the City and
its own major open space. The houses, therefore, are
orientated and designed in a way that the interior
rooms can face these dgsirable and attractive green

areas.
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b. TOWNHOUSE

The townhouse, once known as the low house,
is a single-family attached-unit with party walls,
it is a transition between the single-family
detached house and the garden apartment.

The proposed townhouse buildings of the project
are arranged in a series of five to eight units on
the major rolling slopes of the site. By clustering
groups of townhouses, open spaces are, therefore,
produced, which link up with the major open space
system of the eite.

In order to take advantage of the rolling land
and to have a convenient access to the common open
space, the townhouse is designed to be a two-story
building with rear garden.

GARDEN AFPARTENT

Garden apartment with open space and garden as
its dominant design features, is a mixture of
row house and walk-up apartment. Its maximum
height is three stories, and wusually it consists
of two family units.

Though the designed density for garden

apartment‘is‘higher éhan that of single-family,
duplex, and townhouse, by clustering the houses

and by increasing the height of houses up 1o
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three stories, considerable land can be saved
for open spaces.

The garden apartment buildings are arranged
in such an irregular pattern that the wind speed
will be disturbed and reduced when if passes through
this area.

The spacing between apartments is also considered
in terms of adequate light and air, which are
basic human requirements. 30 feet is, therefore,

set as the minimum spacing for apartments.

%, STREETS AND PARKING
a.CRITERIA OF STREET DESIGN ( based on maximum

of 25 mph in speed )

Local Street Single-family rulti-family
- R.0.W. Width 60 feet 60 feet
- Pavement Width 30 feet 30 feet
- Curbs Straight Straight
- Cul - de-sac 1000 feet maximum 500 feet
length
- Turn-arounds ‘40 feet minimum sime

curbradius



b. PARKING
(i) Single-family, and Duplex Areas
- Private garage or space, with private
driveway, will be provided.
- No less than two parking spaces per
dwelling unit,
(ii)Townhouses

Two spaces per unit will be provided,

142

and parking will be handled in following ways:

- In front of the house in a street parking
bay or within a cul-de-sec.

- In a garage or carport adjacent to thne
house.

(iii)Garden Apartment

- One and one-half parking spaces per
apartment unit will be provided.

- Additional spaces for guest parking will
be provided too.

- Street will not be used for parking.

aEETI o

T

4, ECONOMY CONSIDERATIONS

The analysis of housing demand in Junction City

shows that the houses, ranging around § 23,000 in
cost and around § 130 in rent, will be mos% needed.

.S0 the geal of this housing project will be a
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monthly-paymeﬁt range that would make home
ownership affordable by, and appealing to the
medium income families. |
To reach this goal, two-bedroom, three-room

townhouses and apartments will be designed as
efficient as possible in the use of materials and
mechanical equipment, then adding tne necessary
appliances and other amenities untill the designed
monthly-payments of § 130 to § 150 are reached
without any sacrifice in house size and location.

Also some high-cost houses will be designed
in the single-family section, duplex section and
multi-family section in order to meet the needs of

high income families.

B. SHOPPING CENTER
1. THE ESTIEATE Or GROSS BUILDING AREA

L

According to the marxet analy51s of commerc1a1

land of Junction City, it is estimatea that three

or four new supermarkets of conventional gopqs and

150 OOO-square feet of new snoppers' goods store

TR i i s P

space are requlred aroﬁﬁd_Junctlon Clty in future.

Because the shoppers w111 not travel great

distances to make their conventional goods purchases,
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the estimated three or foﬁr.supermarkets have
to be located separately in different spots
which are close to the local people they serve.
Therefore, one of these four supermarkets will
be located on the site of this project to serve
the population of the site itself anc its
surrounding areas. The building area of a

éupermarket may vary. So an assumption of 50,000

square feet is made here.

With regard to the shoppers goods, which are
department store items, clothing items, furnitures
and so on, since shoppers will not mind driving
long distances to make comparison and purchases,
and since the concentration of stores willi provide
more opportunities of comparison and less
driving for shoppers, it is suggested that shoppers
goods stores be placed at & spot, which can serve
the poﬁulation of a region. | _

The 150,000 square feet of estimated shoppers
goods store areas, therefore, can all be placed
on the site of the proposed PUD, because of its
good location., The new shopping center, then,
at last come up with a gross building area of

200,000 square feet by adding 50,000 square feet
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of conyentional goods space to 150,000 square
feet of shoopers goods store space.
2.THE ALLOCATION OF SITE AREA
In allocating the Site Area ( SA ) of one story
high shopping center, the formula shown below can
be applied. |
SA = GA
The Ground Area (GA) is made up of the following
major elements:
- Shopping Core Area ....{CA)
- Transportation Area....(T4a)
- Buffer ATea sesesveesss(BA)
Therefore;
SA = CA + TA + BA
And CA is made up two elements:
- Building ATea .eeseesse(Ba)
- Space between
BtTUCTUTES . cevecsserees (SP)

Therefore; the formula at last will be :

SA = BA + SP + TA + BA ( Figure 20 )

BA

SA —

Figure 20
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In this formula:27
- The total space between structures (SP),

consisting of pedestrian areas,landscaped
areas, open spaces,etc, approximately equals
to the gross Building Area (B4i).

- The TA, consisting of parking area(Pi)
and traffic movement area(mi), is about
4.5 times tne BA.

- The Buffer aArea (BA), consisting of buffer
zones may take up considerable land portions.
10 % of BA may be enough for necessary

protection of surrounding areas,

Therefore, formularized this becomes :
SA = BA + BA + 4.5BA + 1/10BA

6.6 BA

6.6 x 200,000 square feet

it

1]

1,320,000 sgquare feet

. % 30 acrea
This result indicates that, based on the analysis,
assumption, formula and calculation, a tract of
%0 acres will be needed for the development of

the new one story shopping center on the site of PUDL,

2? victor Gruen and Larry Smith, Shopping Townds USA,
New York: Reinhold Publishing Co. 1960,p.88
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3« THE DESIGN CONCEPTS.
a., CLUSTER ARRANGEMENT OF STORES

The new shopping center, consisting of =z
free-standing supermarket structure, a multi-
tenant structure in the department store class,
and some other individual tenant stores, are
arranged and placed, by the principle of
clustering, on the center of the site.

This kind of arrangement will result in the
advantages of reducing the pedestrian traffic
from store to store, of forming pedestrian court
or mall to protect the shoppers against sun, rain ,
wind,snow, as well as cars, and of creating a
compact and attractive architectural complex.

As to the orientation of stores,all except
the department stores, will be designed to be
exposed both to parking traffic and shopping
traffic so that a high sales volume may be
expected. The department store, as the magnet of
the complex will be exposed to the shopping
traffic only. Because of the superior pulling
power of the department, this arrangement will
result in no detriment to its business but

- offer the opportunity of guiding shopping traffic
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from parking areas along the frontage of other
stores toward the center of the cluster, the
location of the department store.
b.SEPARTATICN OF VARIQUS TRAFFIC TYPES

Usually, four kinds of traffic occur in the
shopping center. They are private automobile
traffic, public transportation traffic, service,
and pedestrian traffic. Since there is no public
transportation system in Junction City at the
present time, the public transportation traffic
will not be considered in this new shopping center.

The automobile traffic and service traffic
will create certain amount of danger, noise,
fumes, odors, confusion and distraction. These
characteristics will result in tensions and\feelings
of anxiety in the shoppers which will distract
them from shopping. |

Also, the noise, odors, fumes and the constant
movement of vehicles will diminish or destroy
the attainment of a psychologicai climate conducive
to shopping enjoyment.

Thérefore, it is necessary to separate
automobiles and trucks from people and to

establish exclusive pedestrian areas.
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The serv;ce traffic, including service véhicles
for deliveries, pick-ups, trucks of utility
companies, garbage and trash collection, repair
crews and etc.,is not shopping traffic. So some
degree of separation between service traffic and
shopping automobile traffic is also necessary.

¢ .CONVENIERCE

Convenlence is the key principle of planning

S e G

thls new shopplng center.

Convenlent access and ex1t arrangements for

automoblle from the publlc hlghway to the 51te,

‘convenlent arrangements for reaching the parking

i e B e T

areas w1th1n the 51te, convenlent pdrklng space,

convenlent peaestrlan area, and convenlent store

areas are all considered,

d. BUFFER ZONE

The buffer zone, as the extension of major
open space system is planned to protect the new
residential area from noise, dangling wires,
trash, loading docks and etc..

4. CAR STORAGE ARRANGEMENT
a, Walkways and landscaping are provided to break

the whole parking area into smaller lots.
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Ce.

d.
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Lightpoles will be located within the parking
area at the proper spots.

Stalls are arranged at 90 -degree angles, which
will make parking easier, quicker, and more
accurate.

Stall widths range from 9 feet to 10 feet.

These wide stalls will speed parking operation,
will avoid space-wasting straddling of lines,
and allow car doors to be open without damaging

to neighboring automobiles.
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CHAPTER IV. LANDSCAPE ARCHITECTURE FRESENTATION.
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This study involves the preparation of a General
Development Plan for the Planned Unit Development of
& selected site, which is located in Junction City,

Kansas.

The diagram of the whole study is shown as Figure 1.
This study is comprised of three PARTS.

PART I is the general study of the Planned Upit
Development. The purpose of the PART is to try to
understand the new concept of PUD =nd then to apply
this concept on the selected site for developuent.

PART Il . will mainly involve the site itself, The
selected site will be evaluated and analyzed. The Site
will be evaluated with the study of the development
potential , Character of urban growth, accessibility
to public service and the condition of the surrounding
enfironment. The analysis of the site will include
.the soil, slopes, hydrography, vegetation, climatology,
and aesthetic ialuéﬂ. The purpose of all tﬁese evaluations
and analyses 1is to understand the personality of the site,
and the development suitability of the site,so that a
guideline for later development fcr the site can be

established.



PART 1I1. will involve the analysis of the land
uses for the site, and the landscape planning and
design for the site.

The land use analysis is basically concerned with
the decision on the types of use and linkanges
between uses which will be located on the site.

The landscape planning and design will involve

the planning concepts for the site and some criteria.

At last a General Development Plan for the site

will be presented as the result of the study.



