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marshes and bogs. There are two drawbacks to using the Quadrangle
maps. One is that the scale may be too large for a particular
site to be 1dentified and the second is that in areas of rapid
growth the features may change just as rapidly. Site visits are
necessary to check the data for its accuracy and update what in-
formation has been found through secondary sources. During the
site visit it is advisable to take photographs and notes to later
refresh the site planners memory or to reference if a question
comes up which was not previously addressed.

Aerial photographs can provide information to wupdate the
Quadrangle map. Aerial photographs show vegetation, cultural fea-
tures and land forms. Data collection by this method can be ex-
pensive if aerial photographs are not already available. If
aerial photographs are avallable they may need updating. This
method could also be at two large of a scale for smaller parcels
of land.

Soil type and characteristics can be researched through Soil
Survey manuals prepared by The United States Department of
Agriculture, Soil Conservation Service. The soil types are over-
laid on on aerial photographs so that land features can be easily
identified. The soil survey maps indicate physical structures,
natural boundaries and drainage patterns. Because this 1is a
secondary source of information it may also be necessary to check
the data. Although soils do not change to a great degree over
time, some areas such as barrier beaches are vulnerable to

changes and storm damage. The scale of the soil survey maps may












developments along with journey-to-work data can provide insight
as to where residential locations are in demand. Expected changes
in the community need to be taken 1into consideration. A large
employer may be planning on leaving an area possibly causing a
decline in the demand for housing or an increase in demand for
new employers. The prospect of a large employer moving into an
area may create a demand for new housing as well as a larger
labor force pool. This could result in an increase of population.

Housing data provided by the census include total number of
housing units, vacancy status, year-round or seasonal, renter or
owner occupied, number of rooms per housing unit, median rent,
value, facilities provided, and age of units. Many state and lo-
cal planning agencies provide population projections as well as
other statistical information which may be helpful. Building per-
mit data can be useful in tracking the most recent trends in the
housing market. Information from a local planning agency is help-
ful in updating the Census information. Housing information
specifically can aid in determining the type of housing needed by
the community. From this information types and sizes of housing
already available can be determined. Information as to the
household or family size gives an indication of housing needs
Marital status can help in determining size and type of housing
units are in demand.

Included as part of a community analysis is a market study.
Besides evaluating the profile of a community, the site planner

needs to evaluate what the competitors are constructing and plan-
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leisure time activities, family size, and income can be used to
determine the type of housing unit which would best fit the user
group. Cultural characteristics may need to be accommodated for.
Difficult elements to determine is the values, likes and dislikes
of the user group. Input from the user, if available is the best
source. When the user is unavailable the site planner can make
use of observation techniques to ascertain wuseful information.
Visits to similar developments and interviews with the people is
one method to obtain information. A variety of studies about a
community may be available from local agencies. The site planner
may feel that a study for the specific site be undertaken to col-
lect pertinent information.

Commercial and industrial development would focus on the
type of business and employees. The site planner would need in-
formation on the number of employees, activities, and interaction
among the different activities. Business may need to locate near
other- business similar to themselves or complimentary to their
activities. Space requirements and location of specific tasks as
well schedules are information needed to evaluate space require-

ments and locational factors.

2.5 Site Program

The site program represents specific detail on the purpose,
user and facilities to be associated with the site. Objective and
goals of the development are outlined in the program. This

provides the site planner with a base to make his design deci-
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sions. The program lists the type of development, number and type
of units, number and type of accessory uses such as parking lots,
recreational structures, garages, and amenities. Requirements set
by the zoning ordinance need to be reviewed at this point to make
sure the program fits with the requirements.

The program acts as an agreement between the site planner
and client on the specific details of the site design. Outlined
in the program is details about the construction, building orien-
tation, timetable for construction and financing opportunities.
Included in the program may be a description of the design when
completed and the interactions of the site users. A profile of
the population utilizing the development need to be determined
and included in the program.

The alternatives developed may have different packages
describing the design. The alternatives can be evaluated by the
information contained in the packages. The program addresses
character of the user, objectives and goals of the project,
package of activities, costs estimate and timetable of comple-

tion.

2.6 Plan Proposals

The site planner can prepare a given number of design alter-
natives following the specific details in the program. The number
of alternatives produced should be limited so as not to take a
great amount of time. The proposals can vary as to building loca-

tion, composition and accessory uses composition and location.

13
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winter season for the state of New York. The moderating influence
of the water also reduces the amount of snow accumulation. The
region 1is wvulnerable to hurricanes and tropical storms which
could cause considerable damage in areas adjacent to the water
bodies. During the winter months the wind is generally from the
northwest. Southwest winds are more common during the warmer
months.

The property is split between two different land use zones.
The portion of the property which fronts on County Road 48 is
zoned General Business (B-1) 200 feet back from the property
line. The remainder of the property is zoned Agricultural (A).
Under the current 2zoning classification the client will not be
permitted to develop the property as residential at the density
desired. The client will seek a rezoning of the property to Ham-
let Density Residential (HD) District. For the purpose of this
research project the author 1is making the assumption that the
propgrty is zoned Hamlet Density Residential (HD) District.

The Southold Town Zoning Code states the following purpose

for Hamlet Density Residential (HD) District:

"The purpose of the Hamlet Density (HD) Residential
District 1is to (1) permit a mix of housing types and
level of residential density appropriate to the areas in
and around the major hamlet centers, particularly Mat-
tituck, Cutchogue, Southold, Orient and the village of
Greenport and (2) to promote the provision of lower cost
housing in these hamlet and village areas, where provi-
sion of utilities exists or may be possible and
desirable and where public facilities and commercial ac-
tivities are available."?2

21



Permitted uses in the Hamlet Density (HD) Residential Dis-
trict 1is one-family detached dwellings and two-family dwellings.
Multiple dwellings, townhouses, row or attached housed are per-
mitted by special exception by the Planning Board. Zoning regula-
tions also pose a constraint on the design of the site.

The Master Plan for the Town of Southold has recently under-
gone an update. In the update, the section on Land Use Proposals
discusses the various land use categories and makes recommenda-
tions. The Master Plan states the following in regards to the

Hamlet Density Residential District:

"In order to develop properties for residential uses
at a density greater than the base density, an approved
central water supply is required, and to develop within
this area at a density greater than two units per acre,
a sewerage treatment facility or connection to a sewer
system would be needed. Thus, if public water service
were avallable, but sewerage treatment were not avail-
able, the maximum density permitted would be two units
per acre or 20,000 square foot 1lots for conventional
subdivision. If public water and sewerage treatment were
available, then areas designated as Hamlet Density could
be developed at densities up to four units per acres"3

The natural features of a site can work for the design or
against a design. The constraints need to be determined in order
to work them into the site design. This is the most important

step undertaken to prevent future problems with the site design

and any unnecessary extra costs.

3.2 Community Characteristics

This sections pulls together information to provide a

22












neighborhood has 93.97 of the units single-family where as in the
community 90.97 of the housing is single-family. The community
has 64.47Z of the housing structures built before 1959. The neigh-
borhood has 57.07 of the housing structures built before 1959.

Recent trends in residential development have been towards
condominium and second home markets. The community is located in
an increasing popular resort area for residents of New York City.
Many people buy homes as second homes and use them later as year-
round retirement homes. This demand has put a squeeze on the
homes available for local residents who need year-round housing
that is affordable for young families and older persons.

The information collected from the site specific detaills to
the community profile needs to be addressed in the site design
process to assure that the design will fit the site as well as
the community. Overlooking any of these aspect could result in a
poor or unsuccessful design which ends up costing more in terms
of time money and effort. Following the site plan process can
identify important issues and constraints before its too late to
work it into the design.

The site has unique physical characteristics which pose a
challenge 1in designing a residential development. The odd shape
of the site, power transmission lines and tower are constraints
in placing structures and roads. These constraints can not be al-
tered and thus, the design has to work around them. The lack of
vegetation can be considered an opportunity to provide landscap-

ing where it is most aesthetically pleasing and energy efficient
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in the design.

The community characteristics information provided an inter-
esting profile of the population in the neighborhood. The profile
is that of an older married couple living with out children under
18. The profile also indicates a high educational 1level and a
higher income 1level than the community as a whole. there is a
higher percentage of persons in the neighborhood with social
security income. The family and household size is also relatively
low. This information suggest that there is a high number of
retired persons in the neighborhood than the community.

The housing stock in the mneighborhood 1s owner-occupied,
year-round and single-family detached. Many of the new residen-
tial developments are also owner-occupled seasonal and multi-
family. The newer units are marketed towards second home buyers
in the high income levels.

The provision of year~round rental units would be seeked by
retired persons as well as young families who can not yet afford
to purchase their own home. Year-round rental units would be an

asset to the neighborhood housing stock.
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of the county road pass the site. Across from the county road is
a traffic circle an triangular intersection. Access is provided
across from the traffic circle allowing people a choice of direc-
tion. The driveway is 24 feet wide with 13 feet on both sides
reserved for shoulders or sidewalks.

On the southern boundary of the property which does not
front on the county road, commercial uses are adjacent to the
site. Because this 1is considered an incompatible use, a 25 foot
buffer of deciduous and evergreen trees will provide a buffer
zone. The western boundary of the site will have a 25 foot buffer
area although it is residentially zoned. The commercial property
in front of this area uses their rear of the 1lot for storage
which could be aesthetically unpleasing. Landscaping is also
provided along the power transmission lines to block winds from
the open field adjacent to that area of the site. Individual ren-
ters will be encouraged to landscape around their units in addi-
tion to what is provided.

The housing unit chosen for the single family design will
be similar to other homes in the area. The majority of the homes
are one floor ranch style (see figure 4.2). The zoning ordinance
requires a minimum of 850 square feet for the housing unit. The
house measures 31 feet by 40 feet which calculates to 1240 square
feet. The house has two entrances. The formal entrance is located
adjacent to the living room. The second entrance is off the kit-
chen. There are two bedrooms, a bath, and combined dining and

kitchen area. The combined area gives the sense of openness and
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CONCEPT SITE PLAN




in length.

The zoning ordinance also prohibits in multiple~dwelling
units and townhouse developments the parking of motor vehicles
within 15 feet of any wall which contains windows less than 8
feet above ground level. The parking area is centrally located
and arranged so that the parking is not in the front of any unit.
This leaves a green space in the front of every unit for a front
yard and pleasant view.

The 25 foot vegetative buffer area along the commercial uses
adjacent to the property is provided to reduce the possibility of
nuisance. Additional buffer area 18 provided along the power
transmission lines.

The housing unit 1is two stories measuring 35 feet by 39.5
feet (see figure 4.4 and 4.5). The unit has two bedrooms, one
bath, utility closet, kitchen which is open to the dining area
and a living room. The living room has a sliding glass door which
opens‘ onto a cement slab patio. A side window was added to the
second bedroom to allow more natural lighting to enter the room.
The units are also staggered to provide space on the side walls
for the window. In two of the buildings, the rear of the unit
with the siding glass door is facing south. This give maximum

southern exposure.

4.3 Chosen Concept

Both designs were presented to the client for review and al-

ternative two was Chosen to be the preferred design. This design
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allows for the maximum usage of the property without losing the
density. By building a higher number of units the costs for
providing utilities, driveway and landscaping is lower per unit.
The cost for purchasing the property per unit is also decreased.
The cost for construction of the buildings would be higher since
there are more buildings. The advantage of having flexibility in
design of the site and location of housing units was the reason
for choosing this design. Figure 4.4 shows a section of the site

to illustrate how the units look when built.
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