New /0 District
September 2, 2015
Town of Beaufort, NC

This isa copy of the Work-in-Progress presentation provided on September 2,2015. It summarizes the inputandideas
collected duringthe three-day Design Studio.
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Project Objectives

1. Ensure growth is consistent with community wants
2. Area developed cohesively

3. Raise the bar for development quality in the area
4. Consensus on preferred development

5. Serveas a model

Thesearetheprojectobjectives basedon the Scope of Work andinformationcollected duringTask 1, Project Initiation.
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Work-In-Progress
Presentation

Beaufort, NC
New 70 District

Wednesday September 2, 2015

This is the Work-In-Progress presentation, given at the end of the 3 day Public Participation Planning Workshop thatbegan with the
Public Design session on Monday, August31st,



Understanding the
District

The first step in planning for the future of a new piece of Town s to Look and Learn. Understanding the history(roots) of the place as well
as how it works today, along with its regional/natural situation and advantages, is critical to begin plans for its future. This is importantfor
current citizens as well as professional planners.



Beaufort sits in a very particular spot. There are some constraints, buthuge assets in its relation to nature as well as the quality of the
man-made layoutofthe Town itself.



Study the Site

The site of the New Districtis not directly on the water— but close by. It is a flat landscape of primarilyfarms, woods, and wetlands. It will
be heavily shaped by the new 70 bypass roadway.

The image above is of the borrow-pitfor road construction. There has been discussion ofturning this into a positive natural feature — a
lake.



Understand the community

The value of the original platand the qualities of “downtown” Beaufortshould notbe underestimated.



Understand the community
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The team studied the original plat (lower right)

The lessons ofits basic form and organization provides a timeless template for the organization of a highly functional place.



W gl P U

Beaufort has a great Sense of Place.

This is a definite part of its value: an attraction both as a place to live and as a place people wantto visit and vacation.



This effort is a very differentapproach to the Planning Process! Instead ofthe old norm, where a developer presents his idea of what
should be done to the Town (followed by the citizens trying to fight it or negotiate into something better for the town), we are starting out
by working with the citizens, landowners and the Town togetherin a collaborative planning effort.



Monday Night
Kick-Off

Public Participation
Planning Workshop




"

Monday nightbegan with presentations aboutthe planning effort & process, information aboutthe market, the site,and good place-
making principles.

Then...
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Visual Preference

Which do you prefer?

Iimage 1

A quick, teaser, Visual Preference exercise.

(a more extensive setof questions/images will be found on the Town’s website nextweek.)
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Hands-On Design
Exercise

And thenwe began the Citizen Participation Design Workshop.
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Citizens,in small groups, worked on top of an aerial photograph ofthe New 70 Districtsite and its surroundings.

Given the bestand mostcurrentinformation aboutthe site, they were asked to plan for its future as a new and contributing partof the
Town of Beaufort.
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After more than an hour of working together, a spokesperson from each table group presented their table’s plan and aspirations for the
site.

Everyone listened to everyone else — and discovered thatthe ideas from each table had much in common.
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Tables1& 2

These are photographs ofeach of the 8 table groups work. The consultantteam made notes ofall these and compiled the suggestions.
The taskis to ‘marry alltheseideas into a workable, achievable Master Plan that represents the aspirations ofthe Town and also reflects
marketrealities.

Higherresolutionimages are available from the
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Tables3& 4

These are photographs ofeach of the 8 table groups work. The consultantteam made notes ofall these and compiled the suggestions.
Their taskis to ‘marry all these ideas into a workable, achievable Master Plan that represents the aspirations ofthe Town and also
reflects marketrealities.

Higherresolutionimages are available also.
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Groups5 &6

These are photographs ofeach of the 8 table groups work. The consultantteam made notes ofall these and compiled the suggestions.
Their taskis to ‘marry all these ideas into a workable, achievable Master Plan that represents the aspirations ofthe Town and also
reflects marketrealities.

Higherresolutionimages are available also.
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Groups 7 &8

These are photographs ofeach of the 8 table groups work. The consultantteam made notes ofall these and compiled the suggestions.
Their taskis to ‘marry all these ideas into a workable, achievable Master Plan that represents the aspirations ofthe Town and also
reflects marketrealities.

Higherresolutionimages are available also.




\What You Told Us
\What \We Heard

New 70 District
Vision Concepts

Now, based on the Group presentations and table drawings, these are the new concepts thatwe heard were at the heart of your
aspirations forthe New 70 District.

If we haven’t gottenit right— you have to let us know, so we can adjust.
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Big |deas

e Connectivity

* \Variety of Green Space

* Missing Pieces—Complement,
not Compete

* HousIng choices

* Quality development - design
standards

We took the drawings and suggestions you made and putthem into this organization. We believe it includes all the consistent/frequent
concepts for the future that you gave us. They are described/explained furtherin the slides thatfollow.

(Let us know if we heard you rightor not!)
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Connectivity

* 101 and Truck Traffic
» Within the District
* To and from Beaufort Proper (all

modes)

Each of the previous individual points includes/involves manyaspects.

Let's startwith Connectivity. We think there are 3 big parts to it.
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The presence of big tractor-trailertrucks on 101 — and the likelihood ofanincrease in theirnumbers, as the port is anticipated/predicted
to grow.
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Connectivity — 101 truck routing

Through this process we have come to recommend thatthe route for heawvy truck traffic continue to be 101 — and not cutthroughthe site
to connect earlierto the new 70 by-pass. This will also take that truck traffic off the 70 by-pass, freeingitto do a better job for local and
touristtraffic.

Truck traffic can be smootherfor 2 reasons:the simplerroute and areduction inthe number of curb cuts on 101 along the New 70
District. (More on the numberofcurb cuts on 101 later.)
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Connectivity —
within

On Connectivity within the New 70 District: a main east-westconnection between 101 and the 70 by-pass is crucial. This can provide a
central focus for the site and it bisects propertythat is alreadyinterested in redeveloping.
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walkability

10. Narrow Streets

=N Ao o N2 OO

Street Trees

Traffic Volumes

Sidewalks

Interconnected Streets
On-Street Parking

Lower Traffic Speeds
Mixed Land Use

Buildings Fronting a Street

Small Block Size

A quickreminder ofthe key aspects ofgood place-making, thatwe discussed on Mondayevening.

This is a Town Planners Top Ten list(much like Dave Letterman’s on the old Late Night Show) for Walkability. The exact orderis up for

discussion, butall are important.

These points are importantto keep in mind as we look at how we can get the mostvalue outof this site; value for both the Town and the

land owners.
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Connectivity —
within

A connected
network

A Development Framework
The dashedred lines are propertylines;the thin blacklines representstreetconnections thatshould be made to coordinate development
among the various properties on the site. Some properties will surelydevelop laterthan others. Some perhaps notfor a very longtime.
This framework means that properties thatdo develop will mesh with adjacentdevelopmentin a positive way. It ensures thatthe whole of
New 70 Districtwill be greater than the sum of its parts.

The streetand block pattern shown is generallyslightlylarger than that of the original Platof Beaufort — and perfectly developable for a
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very wide variety of things.
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When we talk about streets and the Public Realm — or Street-Space, we are talking aboutthe public area between the building facades.

The streets that may be built in this inter-connected framework will NOT be all the same —there will be a variety of types.
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A typical “Main Street”

They will all be “local” scale streets (no highways) meantfor all kinds of transportation, from cars to bikes and pedestrians.

These types of streets actuallyraise property values.
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A“Garden or Local Street”
The streets that may be built in this inter-connected framework will NOT be all the same —there will be a variety of types.
All will be “local” scale streets (no highways) meantfor all kinds oftransportation, from cars to bikes and pedestrians.

These types of streets actuallyraise property values.
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variety of streets
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A“Boulevard or Avenue”
The streets that may be built in this inter-connected framework will NOT be all the same —there will be a variety of types.
All will be “local” scale streets (no highways) meantfor all kinds oftransportation, from cars to bikes and pedestrians.

These types of streets actuallyraise property values.
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Phases
&
Choices

This is an example of how properties could develop separately— but still be coordinated and synergistic.

The propertyto the North (top right) now has a tree farm (the green rectangle). Notice how the street connection (the lightgreenlines)is
placed a distance awayfrom the tree farm so it could continue behind new lots in front. The property owners could continue the tree farm
after the next harvest or continue the streetand block pattern and develop the land in other ways.

Because the connections atthe outside property lines will be specified — the streets in the northern parcel will always connectwith those
to the north or south, when and if those properties are developed.
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Connectivity —
to the rest of
Beaufort

Connectivity with (the rest of) Beaufort was a major concern of every table-group.

» With truck traffic taken off the 70 by-pass, it will be unburdened and more amenable to a second, full movement, intersection with the
new main streetthrough the District. This will allow reasonable connectivity with the Town to the south and east. (Large circles identify
full intersectionson 70 by-pass.)

» Curb cuts and driveways along 101 will be reduced as redevelopmentoccurs and theyare reorganized/consolidated into street
intersections. Currentlythere are 14 properties fronting 101 north of FamilyLane, each with the right to a curb cut driveway — this plan
would reduce thatto 5 street intersections (identified bysmall circles).
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» We also propose 2 additional ‘right-in, right-out’ connections along the 70 by-pass to the north into and out of the
District. (Identified by arrows.)
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Green Open Space

A variety

There are a variety of green open spaces inthe plan, playing two basicroles.
The darker green areas are major parts of the storm-water filtration and drainage system and relativelyfixed by the topographyand
environmental conditions.

The lighter green spaces include the airport property, sure to remain open space, and the green areas thatwould include ‘pocketparks’,
‘tot-lots’, and ‘civic greens’. (these would also help filter storm-water)
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This is an example of whatthe linear green shown on the plan next to the 70 by-pass mightbe (butideally better!). It could be a series of
ponds and channelsthatbio-filter the runoffat the same time theyenhance the aesthetic of the area and serve as public trails and bicycle
paths.
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This is an example of whatthe set of greens shown on the plan as distributed through the area of streets and blocks
They could range from simple open greens with trees, such as the above.

These will provide places for workers to eat lunch, un-programmed recreation, and of course a better environment.
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They could also be configured in a way similarto those in old Savannah (above).

They will provide places for workers to eat lunch, un-programmed recreation, and of course a better environment.
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This an example from a relatively recent new development(in Texas) where a very small area ofland, by becoming a small plaza (public
openspace),has made a greatpeople place and added value to the adjacentproperties.
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AthiEtiC FIEIdS {zoccer, baseball, zoftball)

The New 70 Districtalso has room for the athletic fields you told us you wanted for Beaufort.
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Walking/Biking Trails

Walking and biking trails were almostuniversallyasked for (as well as walking and bicycling access into the Districtfrom other areas of
town) and they are a natural fit with the natural storm-water systems, parks, small greens and tree-lined streets ofthe New 70 District.
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Many spoke forcommunitygathering and event spaces, and these also complementthe Town and the District.
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Missing Pleces—
Complement, not
Compete

Provide opportunities (for
residents & visitors) not
located elsewhere In
Beaufort

A citizens “Big Idea”is that this be a part of Beaufort— and a contributing, high value, part.
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Housing Choices

* Senior Housing

* Workforce Housing
* Hotel

* Above the store apts

A part of that is the idea of new kinds of residential opportunities — not currently in good supply.
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New \Workplace

&
Perimeter Blocks

Now some discussion

about

the

organizational ideas forthe New 70 District.
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This illustration bythe Work Place Study by the Grand Valley Metro Council shows how the old technique for workplace & light industrial
areas onthe leftis less efficientthan the rectilinear system proposed for the District. The New 70 Districtsystem uses less land and
provides more publicand useable open space (and greater connectivity for all modes oftransportation).
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An illustration of whata street mightlook like in a Workplace area of the District. Street trees, sidewalks, and simple buildings pulled up to
the street.

Pedestrian entries and office functions with windows will be on the street— the working functions will be mainlybehind and to the rear of
the buildings.
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An illustration ofwhata street mightlooklike ina more commercial area ofthe District.
Street trees, sidewalks, and simple buildings pulled up to the street. Behind the frontroom these buildings maybe simple shells,
providing flexible space — completelyadaptable bytheir occupants.

This streetmightbe a businessincubator. The buildings allow for almostany kind of small to medium scale production/research/repair or

even retail uses.
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Typical Road leading into Town

Dover Kohland Pariners

Here are 2 images to illustrate the usefulness and value ofthe configuration we are recommending.

The above is a picture of the very typical form of commercial uses atthe edge of mostany American smalltown. The street/roadwayis

lined with parking lots, large signs, and buildings here and there.

This puts all the unattractive working-functional aspects ofthe business rightoutin front (within or visible from the publicrealm) and

creates an automatic code-enforcementproblem.
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Typical Street leading into Town

0.

Dover Kohland Pariners

-,

Here is the ‘photo-transformation’ illustrating the configuration we are proposing. Here, the buildings are up front and the work is donein

back. Also note that the “road” has become a streetthat is tree-lined and has sidewalks.

This arrangement puts all the working-functional stuffin back, where it doesn’thave to try and be pretty, it can justbe functional.
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An historical example of an Workplace/Workshop area. This areais stillin use and dates from the early 20" Century. (It is in Michigan.)

Today it would be builta bit differently.
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A very recentexample. While this is a more heavily retail environment (near Charleston SC) and with much larger streets than will be
appropriate inthe New 70 District, it does show how the buildings are aligned up to the sidewalk to form the street and publicopen
spaces —and the parking, gas pumps, and otherwork aspects are in the rear, within the block interior.
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Quality Development
(good tax base)

Good developmentcan be good for the Town’s tax base, and that is good for all citizens.
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And this is definitelynot good for this city's tax base.

The real estate along this roadwayis devalued by its character.

52



VI RITATR

]
{
ii
k-

A good Street, or publicrealm,is made up of several parts working togetherto promote Walkabilityand increase value.

Starting rightat the building:

» there is anarea thatreally belongs to the building —the Dooryard

» then the areafor people going somewhere on foot— the Walk Zone
» then the Furniture Zone/Street Tree area

» then the on-streetparking
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And hereis a streetof very differentcharacter— all those same pieces are distributed differently.

» the Dooryard is much wider

» the Walk Zoneis aboutthe same

» the Furniture/Street Tree areais widerand really all about trees

» the on-streetparkingis still there, standing in between moving cars and pedestrians
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This is an example of a small scale mixed-use setofbuildings. It shows how a 3-4 story building can have a smaller scale and how much
the streettrees affect and filter our view of the buildings.
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A good retail or commercial streetfrontdoesn’thave to be fancy or expensive.

This is a simple storefront—one story.
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Here is a small mixed-use streetwith 2-3 story buildings. The New 70 District may or may not have retail shops with residences above in
its initial construction, butit could evolve into it. The rules will be written to allow such flexibility and healthy change overtime.
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Finally, don’'t underestimate the value of streettrees in our Towns;they are not justaboutaesthetics. Many people have done real estate
studies thatshow significantvalue-added forthem. Above is one such estimate.

The initial costis relatively low — we need to resistthe temptation to value-engineer the trees outof our plans/new developments.
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Moving from a
Vision to a Code

1. Developmentquality
2. Use still matters

3. Mechanics

The followingslides discuss how we move from the visionidentified in the Design Studio towards a new zoning district
for thestudy area. Theslides willfocus on three key areas:




Quality Development

Whatwe've heard from the Beaufort community is that we want to establish a minimum baseline, or floor, for
development quality. This baseline will raise the bar for devel opment compared to whatis currently being developed.
The imagedepicted aboveis current developmentinthe Town, and the new baseline for the district would hopefully
surpass thatshownhere.



Quality Development

: it TR

Whatdoes raisingthebarmean?
Some things we heard fromyouthis week are:
No corporatearchitecture....likethatseen inthisimage



Quality Development

No monolithicbuildingwalls, like those shown inthis image...



Quality Development

Havingparking lot locationstandards. We heard fromyouthatyou don't wantto seea sea of parkingin front of every
new building (liketheimage on theleft). Instead, you wantto see well-landscaped, shady, appropriatelysized parking
lots thataretotheback or side of buildings (as shownon theright).
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Quality Development

Weheard thatyouwantto see stormwater treated not as a utility, likein the photo on theleft, butasan amenity,
somethingthatcan add value, as seen on theright.
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Quality
Development

Qualitydevelopment also means that we haveto address the publicrealm, as mentionedin the previous presentation.
This means paying attention to the way that streets, sidewalks, and areas visible from the publicspace develop and
including standards to ensure high quality public spaces in new development.
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Quality Development

So, we've talked about a high qualitybaseline. Now let’s talkaboutincentives forsurpassingthat baseline, and providing
even moredesirable developments.

Whatkinds of items or things might the Town wantto encourage a devel operto provide that go above and beyondthe
baseline?

Itcould be upgraded openspace, likea splash pad or plaza.
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Quality
Development

It could be building more disaster resistant buildings, like the house inthis photo thatis stillstandingdes pite what | ooks
like significant flooding. For Bea ufort, it might mean a devel oper who builds walls to a 200 MPH wind standardinstead of
a lower standard.



Quality
Development

It might mean providingworkforce housing, housing that people who work inthis area can afford.
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Quality
Development

It might mean buildingwith higher quality building materials.
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Quality
Development

It might mean using some Low Impact Design (LID) techniques. In this picture, you see a parking lotthatis builtso that
runoff runsintothelandscapedareas for natural filtration. You canalso seethat thetreein the middleis an existing tree
thathas been builtaround.



Quality Development

» Additional building height
* Increased lot coverage

* Lower development fees
* Others?

If a developer wants to go above and beyond by providing one of these things shown on the previous slides, whatcan
they get inreturn? —remember thisis a two-way, win/win relationship.

This slide shows some of the things the Town might allow for devel opers who chose to exceed the minimum baseline for
development quality. There mayalso be others...
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Aspiration:

Complement, not compete
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Now we’re going to switchgearsto talkaboutthe uses that might be appropriateinthe new district. As mentionedin
the previous presentation, the goal youhave for this districtis to complement existing Beaufort, not compete with it or
cannibalize business from downtown or existing 70.

Wethink that means this district needs to fill insome “missing pieces” to provide opportunities that aren’t currently
available. This means providing new uses forresidents as well as visitors.
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Use Still Matters

For visitors,a new usethatwe heardis needed is somevalue-basedlodging—hotels or motels that are more affordable

to families.
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Use Still Matters

Eco-tourism opportunities to hel pboth visitors and residents take advantage of Beaufort’s naturalresources.
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Use Still
Matters
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Wealsoheardabouta need for resident-oriented retail, suchas a new grocerystore.
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Use
Still

Matters

The second pointon usesis: Lots of times when peopletalk about form-based codes, they talk as if use doesn’t matter—
ifyou builda buildingto look a certain way, youcanputany useyou likeinit. Thisisn’t true—we know, and you have
told us, thatusestill matters. The uses in a form based district are flexible, but limited —it won’t be a free for all.

Theremay besomeuses thatyouwantto limitinthe new district.

For example: perhaps we limit single-family detached residential, since thereis a lot of supplycomingin the nearfuture
elsewhereinthe Town.
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Use
Still

Matters

Or maybethereareother uses you wouldliketo limitin thearea?

24



Use Still Matters
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Point3 onusesisthatweheard fromyouthatyou DOwantto seean emphasis on workplaceand commercial uses, like:

Flex space, asisshownhere.... (though new development might be configured to appear differently)



Use
Still

Matters

Lightindustrial or technology uses, like shown here...
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Matters

Use
Still

Marine-related businesses.

27



Use
Still

Matters

Retail.
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Use Stil IVItters
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...and mixed-use “peopleplaces.”



Use Still Matters

Point4isthatyouwantthisareato have usesforvisitors AND residents.

Some of these might be:amphitheaters and civic centers.
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Use Still Matters

Ball fields and community gyms.
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Use Still Matters

Community gardens.
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Use Still Matters

Medical uses.
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Use Still Matters

Maybe even a dog park!
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Mechanics

Now let’s talk a little about the mechanics of this: How s this going to work?

Firstand foremost, this areawill betheresult of a partnership between the Town and landownersinthearea. Thefirst
partofthisisthatthe Townissponsoring rezoning thatwill add a lot of value to the parcelsinthisarea. Inreturn, the
Town is looking to enter intodevelopment agreements with the owners and developers of thatland to ensure thatall
landowners are treated equitably —e.g., everyone contributes somethingto the publicuse or regional stormwater use.
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Mechanics

The second thing to note hereisthatparticipationintherezoninganddevelopment agreementis totallyoptional for
landowners. If you don'twanttojoin, thatis okay—no oneis makinganyonejoin anagreementor getrezoned. BUTif
you don’t participate, you won't receive the same benefits as others who are participating in the partnership.

Also, joining the agreement won’t raise your taxes untilyou arereadyto stop farming theland. Under Current Use

taxation, even rezonedlandthatisstill anactive farm—like the cornfields andtree farms on the districtarea —will be
taxed as agricultural land until you arereadyto develop.
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Mechanics

Again,aswe’vetalked abouta lot, stormwater will be treated as a regional issue forthose who join the partnership with
the Town. Stormwater facilities will be placed inthe most |logical areas of the districtas a whole, rather than on each and

every parcel that devel ops, and stormwater features willbe worked into the area as amenities that facilitate greenspace,
parks, andpleasant places.
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Another key part of the mechanics of this district are, as the previous presentationdescribed in detail, a connected
transportationnetwork. The development code for the district willcontain both a map and textual guidelines for the
placement, sizing, and character of streets and multimodal transportation infrastructure within the district.
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Ongoing
Explorations

As we told you on thefirst night of this process, we knew our team would|eave Beaufort with a list of questions still to
be answered and topics still to be studied ingreater detail. Some of the key “ongoingexplorations” are:
Increasing access along New 70.
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The exactimplications of the RPZ on thesite. This mayinvolve working with the FAAto negotiate foradditional uses that
could beplaced in the RPZ. It will definitely include a set of updated standards for how to decide what kindand how
intense development can be withinthis zone.
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On-Line Preference Surveys

And finally, as we’ve mentioned, we will be putting an extended andimproved version of the Citizen Preference Survey
online on the Town’s website next week. This will helpus refine our understanding of Beaufort’s preferences for what the
district standards will be.
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Pick your number one priority for this area:

1. Connectivity

. Variety of Green Spaces

. Missing Pieces — Complement, not Compete
. Housing Choices

. Quality Development/Design Standards

. ldon’t see my priority here.

31% 1.

17% 2.
17% 3

3% 4.
28% -
E% E.

N b W
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For now, we'd liketo geta bit of feedbackon the priorityissues weidentified from yourinput during the workshop on
Monday. Up here we havelisted the “bigideas” once again.

Useyour keypads to vote for theonethatis YOUR personal number one priority for the new 70 district.

If your top priority isn'tlisted, click number 6, and be sure to write downwhat IS yourtop priority on a notecard before
you leave.

(Results: 36 people votedvia keypad. The top priority was connectivity, closely followed by quality development/design
standards. Only one voter chose Housing Choices as their top priority, and 2 people said their top priority was not on the
list.)
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Are we headed in the right é{
direction?

Finally, we'd like to hear from you —again usingthe notecards or inthe online preference survey comments —whether

we are headed intherightdirection withthe district generally.
Fromeverything you've seen —thebigideas, design principles, concept plans, etc —if you think wearenotheaded inthe
rightdirection or if wearealmost there but not quite, tell us what we are doing wrong or what changes we need to

make.

Thankyou!

43



