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INTRODUCTION:

BUILDING PROTOTYPE METHODOLOGY

PROPOSED DENSITY RANGE

STREET DESIGN AND RIGHT-OF-WAY ASSUMPTIONS

PURPOSE OF THE STUDY

The building prototype methodology used in this study can help
to ensure that the most desirable building-to-building and
building-to-street relationships will be fully understood as well
as realized after adoption. It is valuable in the following ways:

The proposed density range for the building types included in
this study fall in the range of fifteen to fifty-five dwelling units
per acre. These calculations are based on net density which refers
to the lot area remaining after all public right-of -ways, including
streets and alleys, parks, greenways, and publicly designated
parking areas have been subtracted. Typically 35 to 40% of the
gross site area is dedicated to these public purposes.

Proposed right-of-way widths for streets within the Railyard
redevelopment should vary depending on their location and
function.

The purpose of this study is to explore appropriate and efficient
building types that can be employed in the redevelopment of the
railyard north of the main Union Pacific rail line and directly east
of Historic Downtown Truckee. The selection of these building
types will be influenced by the following criteria:
 Creation of new affordable residential units within the area.

 It allows each proposed building type's detailed information

(i.e., placement on the lot, building height, lot coverage, and
parking accommodation) to directly influence the goals and
the overall illustrative plan.
 It provides considerable flexibility where building types may

 Stimulation of both construction and permanent jobs within

the area.
 Respect for Truckee's small-town mountain community

atmosphere.
The Railyard redevelopment is a public/private partnership
between Truckee Railyard LLC and the Town of Truckee.
Additional stakeholders that may be involved in the design
review process include The Workforce Housing Association of
Truckee/Tahoe and the Union Pacific Railroad.

VISION STATEMENT
Through materials provided by the Town of Truckee and its
consultants, it is clear that there is a general shared vision for the
type of development desired in the Railyard area. New
development in the area should possess the following five
principal characteristics:
 Compact
 Affordable
 Diverse
 Walkable
 Mixed-Use

The many decisions that have been made in terms of master
planning and building type selection reflect the application and
the balancing of these criteria.
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be interchanged to respond to changing market conditions
and preferences.
 It promotes the goal of diversity by allowing many different

building types to be employed in close proximity. The right
balancing point between repetition and diversity can be
achieved, creating a more complex overall resolution while
avoiding "cookie cutter" sameness.
 The methodology effectively allows a rich and varied

Lower density prototypes have not been included since the site's
location and design objectives are best served by a mixed
medium density approach.

ILLUSTRATIVE PLAN ASSUMPTIONS AND PURPOSE
We have created an Illustrative Plan for the site in order to be
able to locate potential building types and explain their
application. To create this plan, we have made the following key
assumptions:

neighborhood character to be achieved without an expensive
custom design approach to each building and residence. The
careful selection of appropriate building types can allow for
the needs of households with different compositions and
needs to be addressed.

 The existing balloon track is assumed to have been relocated

Building prototypes are effective in describing the organization
of the building, its mass and scale, and its relationship to the
street and other buildings. They do not, however, describe the
character or style of the building. Most building types, in fact,
can be designed with very different stylistic treatments.
Architectural elements and materials can be varied to establish
many different characters. The illustrations shown in this study
show one possible building character. Others are possible with
the exact same building organization.

 Trout Creek is assumed to be reconfigured and located within

In addition to the individual detailed building type studies, a
summary matrix of the building types is included at the end of
the document. The matrix groups the various building types
together in terms of their lot depth. The four different lot depths
of 50, 75, 100, and 120 feet are shown in ascending order.
Comparisons between different organizational elements and use
intensities can be easily made by looking at the summary matrix.
A Construction Cost Index is included in the matrix which helps
to estimate each prototype’s hard construction cost relative to the
other prototypes.
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to the east, allowing the two parcels of land owned by
Truckee Railyard LLC to be developed as one contiguous
site. This relocation will require negotiation with and the
approval of the Union Pacific Railroad.

a new urban Greenway with an approximate width of 50 feet.
We believe this is an adequate area to accommodate a new
creek alignment and a trail system.
 Glenshire Drive is assumed to connect through the new

neighborhood creating an alternate route that allows
motorists heading west an option to making the left turn at the
top of the hill onto Donner Pass Road. The connection is
designed in such a way that vehicle speeds will not impact the
livability of the neighborhood.

 Typical residential streets are assumed to have a right-of-way

of 60 feet with parking on both sides of a 30-32 foot wide
street (curb-to-curb). Five-foot wide sidewalks and a minimum
of eight-foot wide planting strips are located between the curb
and the property lines.
 In some instances a narrower right-of-way of 34 feet is

assumed where parking is provided on only one side of the
street. This street section is typically used where the street
abuts a park or neighborhood edge.
 Along the railroad frontage a wider right-of-way has been

assumed to accommodate diagonal parking on both sides of the
street. In the Illustrative Plan, this entire right-of-way has been
placed within the railroad federal zone, in a pattern similar to
what exists in other parts of Truckee.
 On-street parking spaces are assumed to count toward total

parking requirements wherever needed. Most building types
are designed to self-park with two spaces per unit typically
located off of a rear alley. Some building types require
counting on-street spaces that are contiguous to the lot
frontage. Parking assumptions are noted in the detailed
descriptions of each building type.

APPLICATION OF DESIGN PRINCIPLES
In most typical development processes, a project's density and
building type selection are governed by compliance with
applicable zoning requirements and factors related to economic
feasibility. The zoning dictates allowed uses and the resulting
design solution and intensity of use are often controlled by the
number of cars required to be parked on the site. The Railyard
redevelopment offers a unique opportunity to expand on this
typical process by using a series of thoughtful design principles to
ensure that the project's vision will be realized.
Ten design principles have been articulated and illustrated in this
study. These principles guide the creation of the Illustrative Plan
and the selection of the building types.
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FACTORS AFFECTING AFFORDABILITY:

1

EFFICIENT USE OF THE LAND

Providing a well-researched and tested block and lot layout is
essential. A Master Plan that responds directly to precise lot and
building types will ensure that the site has been used efficiently,
that leftover non-functional site area has been minimized, and
that other project goals have been adequately balanced and
addressed.
The amount of net developable land area will have significant
impact on net density, overall project scale, and affordability. The
issues of concern include the right-of-way width for streets and
the creation of the Trout Creek Greenway.
In regard to the restoration of Trout Creek, an Urban Greenway
model makes the most sense with minimal setbacks from
buildings to the creek. A carefully defined new creek alignment
coupled with a trail system could work well within a 50 foot
corridor.
In regard to right-of-way widths we believe that allocation of
area between pedestrians and automobiles should be carefully
balanced with a shifting of area from the vehicular to the
pedestrian realm to ensure an appropriate human scale and
encourage walkability.

2

SMALL UNIT SIZES

Perhaps the single most important factor influencing
affordability is the design solution for the individual residences.
Small and efficiently designed units will be cheaper to build and
can often provide livability equal to or superior to larger units.
Once constructed the smaller units will be cheaper to heat and
maintain, contributing to on-going affordability for residents
over time.

3

BALANCING REPETITION AND VARIETY

Developments that require a custom design response for every
unit will be considerably more expensive to design and construct.
Some degree of repetition is necessary to help keep costs low and
units affordable. However, the right balancing point between
repetition and variety is important to establish. The application of
mixed-density building prototypes is useful in ensuring the
diversity of the neighborhood while still respecting cost
concerns.
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4

BUILDING TYPE SELECTION

Some building types will be more cost effective than others due
to the type of construction required and building code
requirements. Using a cost index that relates costs to construction
type can help to determine the building types that will be most
cost-effective to build. Smaller scale multi-family building types
can provide reduced costs over typical single family house
construction, but as density increases beyond a certain point,
costs will be dramatically higher, off-setting the benefits that can
be achieved through higher density.

5

FEE STRUCTURE

The costs of development fees, water and sewer plant investment
fees, and other impact fees can place significant burdens on the
creation of affordable housing. It is unfair to calculate these fees
on a straight per-unit basis as is common in most municipalities,
including Truckee. Smaller units should be charged less because
they have less impact on city services. For example, compact,
high density, affordable development promotes efficient use of
infrastructure by reducing the amount of street that the town must
maintain and plow during the winter. Deed-restricted affordable
units should receive additional reductions because they provide
significant community benefits by allowing residents who
perform essential jobs to live within the town.

6

PARKING ACCOMMODATION

The type of parking provided for residents can also have
significant impacts on affordable design solutions. The amount
of parking required per unit as per Truckee's development code
should be studied and perhaps revised in regard to compact
mixed-income, mixed-use development.
We would recommend that a new standard be applied to the
Railyard requiring a minimum of one space per one-bedroom
unit, one and a half spaces per two-bedroom unit, and two spaces
per three-bedroom or larger unit. Each unit must provide at least
one space on-site. Additional visitor parking would not be
required due to the presence of many public on-street spaces.

Building types that provide parking on the same lot are often the
best choice to ensure that the site area is efficiently utilized.
Residents are likely to highly favor covered parking or individual
garages and when possible these solutions should be employed.
Surface parking makes sense for shared parking lots serving
retail or personal service uses.

7

DIVERSITY OF UNIT TYPES

A wide range of unit types that responds to the needs of different
household compositions can help promote affordability. This
allows each household to choose the size and type of unit that is
right for them, rather than buy or rent a unit that is larger than
they need and too expensive to afford. Providing ancillary units,
where possible for the lower density building types, will create
the potential for additional affordable units.

Factors that typically increase costs:
1 (+)
2 (+)
3 (+)
4 (+)
5 (+)
6 (+)
7 (+)
8 (+)
9 (+)
10 (+)
11 (+)
12 (+)

Factors that typically reduce costs:

Mixed-income development approaches allow the developer to
keep prices lower on deed-restricted affordable units or provide
more of them. In essence, the market-rate units help subsidize the
deed-restricted units.

1 (-)
2 (-)
3 (-)
4 (-)

8

5 (-)

CONSTRUCTION COST INDEX

A construction cost index is included for each building type in
the Building Types Matrix on Pages 22-24. For the purpose of
determining relative building construction costs, the Single
Family Cottage has been chosen as the baseline with a value of
$100 per square foot. Construction cost refers to "hard
construction costs" with land, infrastructure, landscaping and any
design or financing costs not included. This construction cost is
based on a Denver area average cost per square foot as of August
2005. The construction cost index is an estimate of the cost,
either higher or lower than the baseline, applied as a percentage
of the baseline cost. For purposes of estimating construction
costs in other geographic areas, a local cost-modifier should also
be applied.
Factors that affect construction cost are numerous and somewhat
unpredictable, but in terms of relative construction costs, certain
assumptions can be made.

Under-building, at-grade parking
One-half (1/2) underground (podium) parking
Fully underground parking, structured parking
Fire sprinklers required (13-D)
Fire sprinklers required (13-R)
Party walls, fire separations required
One-hour wall construction required
High volume spaces
Higher quality ext. materials required
Accessible unit plans required
Flat roof systems vs. simple low sloping trusses
Complicated roof framing with dormers.

6 (-)

Economies of scale, repetitive floor plans, etc.
Fewer number of floors (two-story vs. three-story)
Surface parking is used
Simple, compact building envelope, less ext. wall
surface
Units share utility mains
(rather than individual services)
No fire sprinklers required.

Other assumptions:
 Typical unit sizes vary per building type.

Single Family
Duplex and some Row House types are typically larger, with
three-bedroom floor plans. The Multi-Family building types
shown in this study are composed of compact, one and twobedroom plans.

 The cost index is related to hard construction costs only, and

does not take into account the land cost factor related to the
net density of each prototype. Infrastructure and other siterelated costs will vary for each prototype based on its density
and will typically lower the overall cost/unit for higher
density prototypes.

Non-residential parking requirements can also be reduced in
light of the shared parking opportunity provided by mixed-use.
Finally, providing and counting as many on-street parking spaces
as possible will contribute to overall affordability, by reducing
the need to provide these spaces off-street.
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DESIGN PRINCIPLES:

2

1

New neighborhoods greatly benefit from strong connections
to the surrounding context. Convenient access for both
pedestrians and vehicles can help create synergies between
new businesses and the existing social life of the town. Thus,
a strong connection between the current downtown core and
the Railyard is crucial to encourage business opportunities in
the Railyard neighborhood.

CREATING CENTERS

An urban environment organized by means of a hierarchy of
memorable centers allows residents to understand their
environment better and feel more comfortable within their
neighborhood. A successful center provides a sense of arrival
and a sense of "being in" and "belonging." Any master
planning effort for an area as large as the Railyard should
aim at creating a hierarchy of centers. These centers can be
defined at different scales as well as have different
characters and uses. This hierarchy of centers can
complement and support the current centers within the town
structure as well.
A primarily commercial center on Donner Pass Road would
create a new focus and provide a strong welcome to the
Railyard neighborhood. By combining a variety of uses such
as a movie theater, a hotel, a museum, and small shops, this
center will become an appropriate supplement to the current
downtown core. This center can be extended toward the
northeast by means of a short "Main Street" adding
neighborhood retail and personal service uses if there is
sufficient demand.
Additional special places can be created that will give
structure and legibility to the remaining blocks that have
mostly residential use. The Illustrative Plan shows two
somewhat weaker centers that are organized around
neighborhood pocket parks.
Inside the new balloon track location, a fourth center that
showcases the "Roundhouse Theater" would provide an
impressive and memorable approach to the Railyard
neighborhood from the east.

PROVIDING CONNECTIONS AND ACCESS

ROUNDHOUSE CENTER
(ENTERTAINMENT)

The new streets and connections created within the Railyard
neighborhood offer the potential to address some existing
awkward relationships in the Town's road system. One
problem area identified by the Town Engineer is the
intersection of Glenshire Drive and Donner Pass Road. By
providing an alternate route through the Railyard, motorists
would have the option of not making the difficult left turn at
the top of the hill. The Illustrative Plan also shows a new
roundabout at the main entrance to the new neighborhood.
The plan reconfigures the existing street pattern to
accommodate the roundabout and in the process creates new
developable land to the west of the realigned street.

RESIDENTIAL SUB-CENTER
RESIDENTIAL SUB-CENTER
MAIN STREET
(PREDOMINATELY RETAIL)

NEW NEIGHBORHOOD CENTER
(MOVIE THEATER, HOTEL, MUSEUM & RESTAURANT)

CURRENT TOWN CENTER
(PREDOMINATELY RETAIL)

Creating Centers

The proposed streets within the new neighborhood are
designed to balance:
 Convenient access to new businesses
 Provision for through traffic
 Residential livability.

The goal is to provide several options that help disperse the
traffic as well as reduce the design speed by requiring some
turning movements. By doing this in a balanced manner the
needs of residents, pedestrians, motorists, and shop owners
can be adequately addressed.

STRONG VISUAL
CONNECTION

POSSIBLE PEDESTRIAN CONNECTION
TO THE SOUTH SIDE OF THE RIVER

PRINCIPAL ACCESS TO SITE

Connecting the site to the existing context.
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STREET GEOMETRY: THE MODIFIED GRID

Because of its simplicity and efficiency, the Grid has been
used by planners and town founders throughout the United
States and has become one of the major organizing principles
of the American town. The Modified Grid is similar but
allows for greater flexibility in accommodating topography
and other natural features. Block sizes and shapes can vary
and the warping of the rigid geometry can create a less
formal neighborhood structure. The subtle deflection of the
street can provide enclosure for the street along with a
terminated vista, which is important in creating rich and
memorable streetscapes. The irregular blocks can also
provide opportunities for non-residential and mixed-uses to
park in the middle of the block.
Village Green at the Neighborhood Center

3

5

SHAPING THE PUBLIC REALM

Sidewalks, plazas, village greens, and other small public
spaces created in between buildings are valuable amenities
where public life can flourish. The amount of detail, design,
and care invested in these spaces contribute to their success.
Well-scaled relationships between the buildings themselves
and between buildings and the street provide the physical
definition these spaces need.
The following is a simple checklist for creating a strong
public realm:
 Provide a strong building presence along the sidewalk.
 Provide building design and street furniture that create






human scale on the sidewalks (Porches, awnings,
cornices, and large ground floor windows help).
Provide a strong spatial definition for urban spaces
through the use of building walls.
Where possible provide uses at the ground level along the
sidewalk that have interest for pedestrians.
Provide street trees and on-street parking to create a
buffer between vehicular traffic and pedestrians.
On streets with predominantly residential uses, provide
porches, stoops, or entrances from the street wherever
possible.

The Illustrative Plan indicates one of many possible
arrangements and should be viewed in that manner. Not all of
the building types in this study have been applied to the
Illustrative Plan, and the small key maps provided for each
building type sometimes indicate a different way that the
particular building type can be utilized.

CREATING DIVERSITY

Vibrant and sustainable neighborhoods need diversity in
regard to household composition and income, the mix of
uses, the character of urban spaces, and building types and
styles.
Street Geometry: The Modified Grid

The building prototype methodology employed in this study
provides an effective way to provide diversity. We have
illustrated a number of appropriate residential building types
in the medium to high-density range along with several
possible non-residential and mixed-use building types that
can be combined to create a diverse and vibrant
neighborhood.
The purpose of the study is not to evaluate the attributes of
each and compare them to one another, so that the most
efficient, the densest, or the most elegant might be selected
over the others. We believe that the most desirable
neighborhood structure will be obtained by employing as
many building types as feasible and using each in limited
amounts. Many combinations are possible along the same
block face.
We have indicated the important characteristics of each in
terms of density, building placement, height, and parking
accommodation. We have also grouped them together in
regard to lot depth so that there is great flexibility in terms of
which building types are selected for that particular block.
Diversity of Building Types: Different colors represent different building types.
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 Trout Creek

DENSITY AND USE GRADIENT

A more intense non-residential mix of uses is appropriate
along the western part of the Railyard site closer to the
Downtown core. This intensity of use feathers out towards
the east. This same principle is applicable to the selection of
residential building types so that there is a general lessening
of intensity as one moves further away from the core to the
east and north. The area directly along the railroad frontage
is suitable for more intense use with non-residential use at
the ground level.

7

CHARACTER AREAS

Most of the preliminary studies and public workshops
organized by the Truckee Railyard Partnership have
emphasized the importance of the town's existing "character
areas." In some of these workshops, Truckee residents
expressed their desire to see the Railyard redevelopment
respond to these current character areas and even suggested
specific characteristics for portions of the site. However, it is
important to keep in mind that the focus of this building type
study is on building organization rather than style.

 Urban Eye

The area to the north facing directly towards Trout Creek.
Slight curves on the streets (following the creek), 2 to 2
½-story buildings organized around green courts
providing access to the creek corridor are appropriate.
More articulation in massing with a more "agricultural"
or "rural" architectural character might be appropriate.
However, the streetscape should still be formal to provide
continuity to other areas.

The area around the central residential pocket park. This
area softens the intensity of the Interior Urban Residential
area and the edginess of the Railroad/Industrial character
area. Simple 3-story row houses and a "civic" simplicity
are appropriate.

The short segment of the street opening to the
neighborhood center. This is the traditional "Main Street"
section around which neighborhood retail is arranged.
Buildings built to the sidewalk (with no setback), shop
windows, awnings, arcades are appropriate. Expression of
25' and 50' building increments are recommended. The
existing character along Donner Pass Road in the
downtown core can be the inspiration for this area.

The interior area that lies between Railyard/Industrial and
Trout Creek character areas. The street curvature helps
enclose the space of the street and create interesting
vistas. 2½ to 3½ and limited 4-story buildings are
appropriate. A formal streetscape with small front
setbacks can be employed. Third and fourth-story
setbacks, articulation in massing, and use of porches
should be encouraged to create human scale and
livability. The scale and mass of buildings should be
tempered by thoughtful residential detailing.

8
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UN

BUILDING ORIENTATION

 Some of the building types are organized around well-

NEIGHBORHOOD
CENTER

Character Areas

RS

Providing for good solar access in the winter and the careful
placement of private and public outdoor spaces are important
to consider when selecting a building type for a specific
location. The following brief checklist can help to maximize
solar access and create attractive outdoor spaces between
buildings:

INTERIOR
URBAN
RESIDENTIAL

The area to the south directly facing the Railyard.
Straight streets, larger buildings, 2½ to 3½-stories are
appropriate. Buildings can have a strong presence along
the sidewalk. Larger openings and a more "edgy"
industrial character could be employed.

TE
WIN

Building Orientation

TROUT

 Railyard / Industrial

Westernmost area of the site with a mix of uses gathered
around a village green. Buildings built to the sidewalk
(with no setback), shop windows, awnings, and arcades
are appropriate. Expression of 25’ and 50’ building
increments are recommended. Articulation and detail
should not be excessive. Here again, a "civic" simplicity
is desired. Let the diversity be expressed by means of
individually expressed buildings and the variety of uses.

 Main Street

 Interior Urban Residential

The diagram on the right indicates how some of the building
type selection criteria and related factors, such as massing,
streetscape, and lot organization, have an impact on the
formation of these character areas. We have built upon some
of the character areas identified by the Truckee Railyard
Partnership and applied these descriptions to our Illustrative
Plan example. The character areas shown could have the
following attributes:

 Neighborhood Center

defined courtyards. In order for these courtyards to be
meaningful outdoor spaces, the residential units should
orient to courtyards with porches and balconies.
The ground floor units should typically have their
entrances directly accessible from the courtyard or street.
To minimize shading of the courtyard, they should be
oriented in north-south direction, open to the south.
The street-oriented building types (such as row houses),
when placed on the southern side of an east-west oriented
street, can have a greater frontyard setback to minimize
winter shading of the sidewalk and street. On the northern
side of the street setbacks can be shallower.
When placed on the southern side of an east-west street,
the street-oriented building types can benefit from having
back porches or balconies over garages as shown in the
diagram above.

D ESIGN P RINCIPLES
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9

MITIGATION

OF

NEGATIVE IMPACTS

The Railyard site provides some important challenges for
redevelopment. Railroad noise, the Trout Creek
Floodplain, the balloon track, and the Airport influence
zone are major constraints. These obstacles can be
overcome by applying the following strategies:
 Parking sheds constructed with simple pole-building

technology can be located within the 200' railroad
federal zone to help protect buildings in the
neighborhood from railroad noise as well as provide
convenient covered parking spaces.

10

Truckee Railyard Building Type and Distribution Analysis
PARKING ACCOMMODATION

Any successful development needs to adequately and
conveniently accommodate the parking needs of its
residents and visitors. However, the presence of many
surface parked cars can destroy the urban design quality
and livability of the neighborhood. The following
guidelines should be followed to ensure the successful
integration of parking within the neighborhood:

reconstruction of Trout Creek within a new urban
greenway that can combine a pedestrian trail along the
watercourse
with
attractive
landscaping.
Neighborhood residents should have convenient
access to this corridor.
 This study assumes that a successful negotiation with

Union Pacific will allow the balloon track to be
relocated to the eastern portion of the site. Doing so
allows the two parcels owned by the Truckee Railyard
LLC to be combined into one.
 If the balloon track is relocated to the east, issues

associated with residential uses being in the airport
influence zone will be eliminated.

streets.

alleys to ensure that parking areas are screened from
view from the street.

CORNER DUPLEX
100

BACKYARD ROW HOUSE

TUCK-UNDER ROW HOUSE

4-UNIT TANDEM GARAGE APARTMENT

6-UNIT COURTYARD APARTMENT
100

wherever possible.
 Explore underground parking opportunities to avoid

surface parking impacts.

SHALLOW LOT LIVE/WORK

30

1,250

N/A

800

1,200

30,000

1

30

1.8%

6

6,000

14.5

1,000

1,350

7,050

2

12

1.5%

5

2,400

18.2

1,000

1,500

6,250

2

10

10.9%

36

1,500

29.0

1,000

1,500

45,000

2

72

10.9%

36

1,406

31.0

750

950

30,600

2

72

7.3%

24

1,250

34.8

750

1,000

21,000

2

48

14.6%

48

1,333

32.7

1,300

1,500

67,200

1.5

72

4.9%

16

1,100

39.6

1,300

1,700

24,000

2

32

14.5%

64

875

49.8

950

1,500

78,400

2

128

6.7%

22

1,050

41.5

1,000

1,100

23,100

2

44

4.3%

14

1,200

36.3

1,300

1,800

21,700

2.5

35

8.5%

28

814

53.5

620

960

19,840

1.75

49

(24' WIDE X 100' MIN. DEPT H LOT )

ELEVATOR BLDG. W/ UNDERGROUND PKG.
(140' WIDE x 100' MIN. DEPT H LOT )

PIGGYBACK LOFTS
75

(28' WIDE X 75' MIN. DEPT H LOT )

LIVE/WORK ROW HOUSE
75

(16' AND 24' WIDE X 75' MIN. DEPT H LOT )

28-PLEX W/ 2-LEVEL PKG. IN THE MIDDLE

 Explore the use of parking sheds (see building types)

along the railroad frontage.
 Allow tandem parking where appropriate, when the

spaces are under the control of the same household.
 Explore building types with under-building as well as

liner buildings so that the garages are not visible from
principal frontages.

120

(190' WIDE X 120' MIN. DEPT H LOT )

TOTAL =

777 P EARL ST. S UITE 210 B O U L D E R,C O 80302 TEL 303.447.2786 FA X 303.447.2968

1,137

329

374,140

604

Non-Residential Uses
STUDIOS WITHIN LIVE/WORK BUILDINGS
LIVE/WORK ROW HOUSE (16' wide)
LIVE/WORK ROW HOUSE (24' wide)
SHALLOW LOT LIVE/WORK

# OF UNITS
7
7
16

SF PER UNIT
320
480
400

TOTAL
2,240
3,360
6,400
12,000

RETAIL/OFFICE IN MIXED-USE BUILDINGS
MIXED-USE TWO-STORY WALK-UP
LOFTS OVER SHOPS
TRADITIONAL "MAIN STREET" BUILDING*

# OF UNITS
2
5
NA

SF PER UNIT
3,000
900
NA

TOTAL
6,000
4,500
19,500
30,000

RETAIL
4,000
4,000
2,000

PRINCIPAL USE
9,000
40,000
15,000

TOTAL
13,000
44,000
17,000
74,000

* It is assumed that only the ground floor within the above building types will have non-residential uses.

SINGULAR BUILDINGS
MOVIE THEATER WITH SHOPS
BOUTIQUE HOTEL (INCLUDING SHOPS)
ROUNDHOUSE THEATER COMPLEX

LY O N A RCHITECTS

9.1%

(ASSUMES ALL RESID. USE WIT H 16 UNIT S/BLDG)

 If parking structures are employed, place them behind

OLFF

TOTAL OFFSTREET
PARKING

(80' WIDE X 100' MIN. DEPT H LOT )

 Take advantage of the "easy spaces" off the alley,

underground parking.

W

OFF-STREET
PKG. SPACES
PER UNIT

(100' WIDE X 75' MIN. DEPT H LOT )

 Place garages at alley-to-street intersections to screen

100

TOTAL SF PER
UNIT TYPE
(AVG.)

(75' WIDE X 75' MIN. DEPT H LOT )

6-UNIT TANDEM GARAGE APARTMENT

including off-street, on-street, tandem, and designated
off-site spaces.

# OF UNITS
PER NET
ACRE

(16' AND 24' WIDE X 75' MIN. DEPT H LOT )

75

50

MIN. AVG.
REQUIRED
LOT AREA

(24' WIDE X 100' MIN. DEPT H LOT )

75

 Count the total number of all parking spaces provided,

# OF
UNITS

(60' WIDE X 100' MIN. DEPT H LOT )

75

parking along alleys.

TYPICAL HOME
SQ. FT.
MIN
MAX

% OF TOTAL
RESIDENTIAL
UNITS

(EST . APPROX. LOT SIZE FOR 2 UNIT S= 25' X 100')

 Provide street parking on both sides of neighborhood

 Place cars in small parking pockets where possible.

The Illustrative Plan shows the possibility of creating a
building resembling the historic roundhouse that used to
be located on the Railyard site. Workshop participants
were very supportive of this idea. An entertainment
center with multi-purpose theater(s) and/or a railroad
museum could be built within a roundhouse structure. In
this way, the problematic balloon track could be turned
into a valuable amenity and an integral part of the Plan.

TRADITIONAL "MAIN STREET" BUILDING
100

100

 Generally place parking behind buildings and off of
 The floodplain can be mitigated through a thoughtful

LOT
BUILDING TYPE DESCRIPTION
DEPTH

D ESIGN P RINCIPLES
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COURTYARD BUILDING TYPES PROVIDE PEDESTRIAN ACCESS
THROUGH SMALL GREENS TO THE TROUT CREEK TRAIL.
THE LARGEST OF THE PROPOSED BUILDING TYPES WITH
TWO LEVELS OF STRUCTURED PARKING IS LOCATED
TOWARDS THE CENTER OF THE NEIGHBORHOOD.

LOWER DENSITY BACKYARD ROW HOUSES
AND SOME CORNER DUPLEXES ARE LOCATED
ALONG THE NEIGHBORHOOD EDGE.

GL

EN

SH

R
E D
IR

IV

A ROAD CONNECTION THROUGH THE CENTER OF THE
BALLOON TRACK ALLOWS FOR AN ALTERNATE ROUTE FOR
GLENSHIRE DRIVE MOTORISTS TO REACH DOWNTOWN.

E

A “ROUNDHOUSE” RECREATION/COMMUNITY
CENTER OR MUSEUM COULD BE CREATED
WITHIN THE BALLOON TRACK.

D

AN URBAN GREENWAY PLACED
WITHIN A 50’ CORRIDOR.

E

S

R

T

R

P

E

A

S

E

S

T

R

O

A

DONNER PASS ROAD IS REALIGNED TO IMPROVE
TRAFFIC FLOW AND NEIGHBORHOOD STRUCTURE.

J

I

B

B

O

O

M

D

O

N

N

THE EXISTING SIERRA PACIFIC SUB-STATION
IS BUFFERED BY THE BACK OF THE
MOVIE THEATER AND PARKING LOTS.

A STRONG CENTER WITH A NEW MOVIE
THEATER AND BOUTIQUE HOTEL
SHAPE THE VILLAGE GREEN.

THE BALLOON TRACK IS RELOCATED TO
THE EAST ALLOWING FOR A CONTINUOUS
INTEGRATED NEIGHBORHOOD.
S

R
ATE
THE

A ROUNDABOUT PROVIDES OPTIONS
FOR VEHICULAR CIRCULATION AND
CREATES A MEMORABLE ENTRY TO
THE NEIGHBORHOOD.

CH

UR

CH

H

S

E
TR

ET

O
TE
L

UN

IO

N

PA

CI

C
FI

RA

R
IL

OA

D

A THIRD MEMORABLE GREEN HELPS
PROVIDE IDENTITY FOR THE EASTERN
END OF THE NEIGHBORHOOD.

A SECOND VILLAGE GREEN PROVIDES A
WELL-DEFINED CENTRAL AXIS FOR THE
NEW NEIGHBORHOOD.
THE RAILROAD FRONTAGE STREET RIGHT OF WAY
IS LOCATED WHOLLY WITHIN THE FEDERAL ZONE
WITH BUILDINGS PLACED ON THE PROPERTY LINE.

THESE LOTS ARE CREATED FOR
NEW MIXED-USE BUILDINGS AT
THE NEIGHBORHOOD ENTRANCE.

AN EXISTING UNION PACIFIC BUILDING COULD BE RENOVATED AS
A RAILROAD MUSEUM OR PUT TO ANOTHER COMMERCIAL USE.
SIMPLE POLE-BUILDINGS LOCATED IN THE RAILROAD FEDERAL ZONE
CAN PROVIDE ADDITIONAL COVERED PARKING FOR NEIGHBORHOOD
AND TOWN USES AS WELL AS BUFFER TRAIN NOISE.

W

OLFF

LY O N A RCHITECTS
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4
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S
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4

4

BA

O
LL

ON

TR

AC

K

6

B UILDING T YPE K EY
“MAIN STREET” BUILDING
P
L/W

LIVE/WORK ROW HOUSE

L/W
L/W
L

THEATERS

HO

TE

P

U

O
NI

N

PA

F
CI

IC

RA

I

O
LR

SHALLOW LOT LIVE/WORK
PIGGYBACK LOFTS
ELEVATOR BUILDING W/UNDERGROUND PARKING

AD

CIVIC BUILDING
PARKING SHED
PARKING STRUCTURE W/ RESIDENTIAL WRAP

U
CH

RC

H

S

E
TR

ET

T

C
RU

KE

E

V
RI

6-UNIT COURTYARD APARTMENT

ER
6

6-UNIT TANDEM GARAGE APARTMENT

4

4-UNIT TANDEM GARAGE APARTMENT
TUCK-UNDER ROW HOUSE
BACKYARD ROW HOUSE
CORNER DUPLEX

W

OLFF

LY O N A RCHITECTS
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2 - S INGLE FAMILY C OTTAGE

1 - N ARROW L OT C OTTAGE
useful at edges to provide counterpoint to
more intense building types.
Use
sparingly. Garage and/or surface-parked
at the rear of the lot off the alley. On 30’wide lots, ancillary units can be provided
above double-car garages.

Two-story cottage, two-bedroom, 1,000 sf.
Best used in groups of two to four. This is
the lowest density prototype suitable for
the site. Typical lot size is 25’ x 100’. 30’
lot width may be advisable due to snow
country side yard conditions. Could be

Three-bedroom house on compact single
family lot. One and a half-story and twostory models, with attached double garage
accessed off of the rear alley. Typical
house size is 1,350-1,600 sf. Should be
useful to reinforce Truckee’s downtown

single family house heritage of simple
gable-roofed buildings. Use can be
residential, professional office, or
personal service.


LOT DIAGRAM (Scale: 1” = 50’)

LOT DIAGRAM (Scale: 1” = 50’)

A

B
K

B
D

B

B: BEDROOM
K: KITCHEN
D: DINING
L: LIVING
A: ANCILLARY UNIT

L

B
B: BEDROOM
K: KITCHEN
D: DINING
L: LIVING

K D L

SECTION (Scale: 1” = 50’)

SECTION (Scale: 1” = 50’)

LOT SIZE
25’ width x 100’ depth (typical)
30’ width x 100’ depth (advisable)

TYPICAL BLDG SIZE
2-story, 16’ x 42’

NET DENSITY
17.4 units/acre (25’ wide lot)
14.5 units/acre (30’ wide lot)
29 units/acre (30’ wide lot w/ancillary unit)

CONSTRUCTION COST INDEX
102%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

LOT SIZE
34’ width x 75’ depth (minimum)
50’ width x 75’ depth (maximum)

TYPICAL BLDG SIZE
22’-36’ x 40’-46’

NET DENSITY
17.1 units/acre (34’ wide lot)
11.6 units/acre (50’ wide lot)

CONSTRUCTION COST INDEX
100%

LOTS WITHIN A BLOCK

B UILDING P ROTOTYPES
9

TRUCKEE RAILYARD BUILDING TYPES STUDY
SEPTEMBER 2, 2005

TRUCKEE, CALIFORNIA

3 - C ORNER D UPLEX

4 - B ACKYARD R OW H OUSE

Typically combines a two-bedroom (1,000
sf) with a three-bedroom (1,300 sf) unit.
Porches can address two streets. Typical
lot size is 60’ x 100’. Will work with 55’ lot
width. Garage and/or surface-parked at
the rear of the lot off of the alley.

Two-bedroom (16-18’ width) at approx.
1,000 sf and three-bedroom (22’-24’
width) at approx. 1,300 sf. Requires
minimum 90’-deep lot. Nice two-story
building elevations. May not be as
appropriate as Tuck-Under Row House to

reach density goals. Ancillary units can be
added over garages on 50% of the lots.
Additional parking to be provided onstreet.


LOT DIAGRAM (Scale: 1” = 50’)

B

B

B

K

L

LOT DIAGRAM (Scale: 1” = 50’)

B
D K L

B: BEDROOM
K: KITCHEN
L: LIVING

SECTION (Scale: 1” = 50’)

B: BEDROOM
K: KITCHEN
D: DINING
L: LIVING

SECTION (Scale: 1” = 50’)

LOT SIZE
55’ width x 100’ depth (typical)
60’ width x 100’ depth (advisable)

TYPICAL BLDG SIZE
2-story, 16’ x 34’-44’ (one half)

NET DENSITY
15.8 units/acre (55’ wide lot)
14.5 units/acre (60’ wide lot)

CONSTRUCTION COST INDEX
98%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

LOT SIZE
24’ width x 100’ depth (typical)
30’ width x 100’ depth (corner lot)

TYPICAL BLDG SIZE
2-story, 16’-24’ x 38’-40’

NET DENSITY
18.2 units/acre
27.3 units/acre (with 50% of the lots
having ancillary units)

CONSTRUCTION COST INDEX
105%

LOTS WITHIN A BLOCK

B UILDING P ROTOTYPES
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6 - F OUR -U NIT A PARTMENT

5 - A CCESSIBLE T RIPLEX
Two two-bedroom, one-story accessible
units flank a two-story, four-bedroom unit.
Surface- parked with two cars per unit off
rear-loaded alleys. Can front a street or
be located on small green courts. Works

with various style presentations, such as
Farmhouse, Southwestern, etc. Could be
used along Trout Creek. Typical building
size is 36’-wide x 72’-deep.

Two-story walk-up apartment building
with large two-story covered porches in
the front yard. Four garages and two
surface parking spaces are accessed from
the alley at the rear. Typical unit
configuration is four two-bedroom units.

A central lobby and stair provides access
to upper floor. Self-parked at one and a
half spaces per unit with additional three
visitor spaces at-street. Typical building
size is 38’ wide x 64’ deep.


LOT DIAGRAM (Scale: 1” = 50’)

B

B
K

LOT DIAGRAM (Scale: 1” = 50’)

D

B: BEDROOM
K: KITCHEN
D: DINING
L: LIVING

L

B

L

B

L
B: BEDROOM
L: LIVING

SECTION (Scale: 1” = 50’)

SECTION (Scale: 1” = 50’)

LOT SIZE
90’ width x 75’ depth (typical)

TYPICAL BLDG SIZE
1 1/2-story, 36’ x 72’

NET DENSITY
19.35 units/acre

CONSTRUCTION COST INDEX
98%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

LOT SIZE
85’ width x 75’ depth (typical)

TYPICAL BLDG SIZE
2-story, 38’ x 64’

NET DENSITY
27.33 units/acre

CONSTRUCTION COST INDEX
100%

LOTS WITHIN A BLOCK

B UILDING P ROTOTYPES
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7 - T UCK -U NDER R OW H OUSE

8 - F OUR -U NIT TANDEM G ARAGE A PARTMENT

Very efficient three-bedroom (24’-width)
and two-bedroom (16’-width) units placed
on 75’-deep lots. Two-car garages are
tucked-under units off rear-loaded alleys.
16’-widths require tandem garages.
Deeper front yard setbacks (18’ typical)

Four-unit version typically has two
one-bedroom flats at the street with two
two-bedroom flats located over four
tandem individual two-car garages. Twostory buildings with trussed roofs.
Second-story volume space and third-story

and three-story building heights at alley;
two and a half-story at street. Best used in
groups of four to six units. Minimum 12’
breaks between groups are required and
will lower typical densities.

lofts are possible. Lot size is 80’-wide x
75’ -deep. Building self-parks and has two
to three additional spaces on-street
adjacent to the lot.


LOT DIAGRAM (Scale: 1” = 50’)
LOT DIAGRAM (Scale: 1” = 50’)

B
K D

B
L

B: BEDROOM
K: KITCHEN
D: DINING
L: LIVING

B

B

L

L
L
B: BEDROOM
L: LIVING

SECTION (Scale: 1” = 50’)
SECTION (Scale: 1” = 50’)
LOT SIZE
16’ width x 75’ depth (typical)
24’ width x 75’ depth (typical)

TYPICAL BLDG SIZE
2 1/2-story, 16’-24’ x 40’

NET DENSITY
36.3 units/acre (16’ wide lot)
30.2 units/acre (50/50 mix)
24.2 units/acre (24’ wide lot)

CONSTRUCTION COST INDEX
105%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

LOT SIZE
80’ width x 75’ depth (typical)

TYPICAL BLDG SIZE
2-story, 52’ x 64’

NET DENSITY
31 units/acre

CONSTRUCTION COST INDEX
92%

LOTS WITHIN A BLOCK

B UILDING P ROTOTYPES
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9 - S IX -U NIT TANDEM G ARAGE A PARTMENT

10 - S IX -U NIT C OURTYARD A PARTMENT

Six-Unit Tandem Garage Apartment
typically has two one-bedroom flats
located at grade along the street. Above
them, there are an additional two onebedroom flats. Two two-bedroom flats are
placed over tandem parking spaces which

Two-story walk-up flats directly accessed
from grade or from external covered
stairway.
Typically four twobedroom/two-bath units and two onebedroom/one-bath units. Buildings have
three presentable sides with the forth
containing attached garages accessed

may be located over double tandem
garages. Two-story buildings with trussed
roofs. Second-story volume space and
third-story lofts are possible. Building
self-parks and has four additional spaces
on-street adjacent to the lot.

from the alley.
Courtyards provide
intimate landscaped areas between
buildings with entries and second-floor
covered porches fronting on them. Typical
building size including garage is 88’-deep
x 52’-wide. Best if used in groups of two to
create courtyards. An ancillary unit may

be added over two-car garage at
courtyard. Will self-park with two spaces
per two-bedroom unit and one and a half
spaces per one-bedroom unit if on-street
spaces and side-street or perpendicular
alley spaces are included.


LOT DIAGRAM (Scale: 1” = 50’)

LOT DIAGRAM (Scale: 1” = 50’)

UNIT A

UNIT A UNIT B

UNIT A UNIT B

UNIT C UNIT D

UNIT C UNIT D

UNIT B

SECTION (Scale: 1” = 50’)

UNIT C

SECTION (Scale: 1” = 50’)

LOT SIZE
100’ width x 75’ depth

TYPICAL BLDG SIZE
2-story, 76’ x 64’

NET DENSITY
34.8 units/acre (typical)

CONSTRUCTION COST INDEX
90%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

LOT SIZE
80’ width x 100’ depth (typical)

TYPICAL BLDG SIZE
2-story, 52’ x 68’ (+20’ garage depth)

DENSITY
32.7 units/acre (typical)
35.4 units/acre (with ancillary unit)

CONSTRUCTION COST INDEX
95%

LOTS WITHIN A BLOCK

B UILDING P ROTOTYPES
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12 - S HALLOW L OT L IVE /W ORK

11 - L IVE /W ORK R OW H OUSE
The Live/Work Row House is a desirable
building type when the setting suggests
limited mixed-use and greater pedestrian
interest on the ground floor. A small studio
space faces the street with a two-story
residential unit above. The studio space
may be connected to the unit or may be
rented as a separate space. The size of the

studio varies from 320 sf for a 16'-width to
720 sf for 24'-width. Similar to the TuckUnder Row House, the Live/Work Row
House employs tandem parking to provide
for an extra on-site parking space. The
mixing of lot widths along the street can
help create visual interest as well as
generate different unit sizes.

The Live/Work Row House is particularly
convenient on the south side of the eastwest streets because the south-facing back
provides an opportunity for a second-story
porch/terrace located over the parking.

Similar to Tuck-Under Row Houses,
except with small work/office spaces in
front of garages, accessed directly from the
sidewalk. Double-car garages are tuckedunder units off of rear-loaded alleys. A
third parking space is available at-street

directly in front of the unit. Can be placed
on 50’ deep lots with shallow six foot front
yard setback to building. 22’ to 24’-widths
allow for three-bedroom units to be mixed
with two-bedroom units creating varied
street elevations. First-floor work spaces

of 300-350 sf. Best used in groups of four
to six units. Minimum of 12’ breaks
between groups are required and will
lower typical densities.



LOT DIAGRAM (Scale: 1” = 50’)

LOT DIAGRAM (Scale: 1” = 50’)
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SECTION (Scale: 1” = 50’)

SECTION (Scale: 1” = 50’)
LOT SIZE
16’ width x 75’ depth (typ.)
24’ width x 75’ depth (typ.)

TYPICAL BLDG SIZE
3-story, 16’-24’ x 40’

NET DENSITY
36.3 units/acre (16’ wide lot)
30.2 units/acre (50/50 mix)
24.2 units/acre (24’ wide lot)

CONSTRUCTION COST INDEX
110%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

LOT SIZE
22’ width x 50’ depth

TYPICAL BLDG SIZE
3-story, 22’-24’ x 38’-40’

NET DENSITY
39.6 units/acre

CONSTRUCTION COST INDEX
110%
LOTS WITHIN A BLOCK

B UILDING P ROTOTYPES
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13 - M IXED -U SE T WO -S TORY WALK -U P

14 - L OFTS O VER S HOPS

40’-deep buildings with 96’-width have
personal service or office space on ground
floor with residential uses above. Parking
accessed from rear-loaded alley. Typically
three to four units above accessed from
covered rear stairway. Change of use

40’ - 45’-deep buildings with 20’-wide
increments create retail/personal service
suites on the main floor of approx. 800 sf
each that are accessed directly from the
sidewalk. Can be combined to create
larger shops. Residential units above can

possible to put office uses up or residential
uses down. Will self-park with certain
configurations or supplement with onstreet or off-site parking spaces. Could be
appropriate along railroad frontage street.

be accessed from the rear allowing the
lower space to be leased or sold
separately. Residential and shop area can
also be directly connected into one unit.
Parking is accessed from rear-loaded
alleys. Parking needs to be supplemented

with on-street or off-site parking spaces
located in the middle of the block or in a
parking shed. Could be appropriate to
anchor commercial core.



LOT DIAGRAM (Scale: 1” = 50’)

LOT DIAGRAM (Scale: 1” = 50’)

B
RESID.

K

SHOP

D

L

SHOP

SECTION (Scale: 1” = 50’)

B: BEDROOM
K: KITCHEN
D: DINING
L: LIVING

SECTION (Scale: 1” = 50’)

LOT SIZE
110’ width x 75’ depth

TYPICAL BLDG SIZE
2-story, 36’ x 96’

LOT SIZE
20’ width x 75’ depth

TYPICAL BLDG SIZE
2 1/2-story, 20’ x 40’-45’

NET DENSITY
21.2 units/acre (4 units over retail)
37.0 units/acre (7 units, no retail)
42.2 units/acre (8 units, no retail)

CONSTRUCTION COST INDEX
105%

NET DENSITY
29.0 units/acre
(excluding shops)

CONSTRUCTION COST INDEX
140%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK
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16 - E LEVATOR B UILDING

15 - T RADITIONAL “M AIN S TREET ” B UILDING
Modeled on traditional “Main Street”
buildings found throughout the West, but
located on 50’-deep lots. Typical building
increments are 25’ or 50’, responding to
historic platting and allowing for small
retail and personal service businesses with
1,250 sf or less. Second-floor uses can be

office or residential. Shallow building
depth provides better access to light and
ventilation. Third-stories can be provided
and set back from the street to preserve a
two-story scale, if desired. Typically no
parking spaces are provided on-site, but
deeper lots could provide some parking,

particularly for residential use. Parking is
provided with on-street or off-site parking
spaces located in the middle of the block or
in parking shed. Appropriate to anchor
commercial core.

Units are accessed from a double-loaded
central corridor, with connection to
elevator that serves underground parking
garage of 20+ spaces. (Elevator can be
omitted, if desired). Typical building

WITH

U NDERGROUND PARKING

dimensions for an eight-unit floor plate are
65’-deep x 124’-long. Main floor uses can
be office/personal service or be planned
for/converted to residential units. Will
self-park with certain configurations or

supplement with on-street or off-site
parking spaces. Can have industrial
warehouse character.
Could be
appropriate along railroad frontage street.



LOT DIAGRAM (Scale: 1” = 50’)
LOT DIAGRAM (Scale: 1” = 50’)

UNIT A

UNIT B

UNIT C

SHOP

SECTION (Scale: 1” = 50’)
SECTION (Scale: 1” = 50’)
LOT SIZE
25’-50’ x 50’

TYPICAL BLDG SIZE
Mostly 2-story, some 3-story,
25’-50’ x 40’-45’

NET DENSITY
Varies

CONSTRUCTION COST INDEX
135%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK
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LOTS WITHIN A BLOCK

LOT SIZE
140’ width x 100’ depth

TYPICAL BLDG SIZE
2 1/2-story, 65’ x 124’

NET DENSITY
24.9 units/acre (8 units, plus 7000 sf retail)
37.3 units/acre (12 units, plus 3000 sf retail)
49.8 units/acre (16 units, no retail)

CONSTRUCTION COST INDEX
147%
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17 - E IGHT-U NIT 1/2 P ODIUM A PARTMENT

18 - T WELVE -U NIT 1/2 P ODIUM A PARTMENT

Two and a half-story building with underbuilding parking a half level below grade.
Double-loaded corridor provides access to
three two-bedroom units and one onebedroom unit per floor. Elevator is
optional. When buildings are paired, 30’ wide courtyards are created between, with

Two and a half-story building with underbuilding parking a half level below grade.
Double-loaded corridor provides access to
four two-bedroom units and two onebedroom units per floor. Elevator is
optional. When buildings are paired, 30’wide courtyards are created between, with

residences and porches fronting into
courtyards. Building self-parks with a
total of 18 spaces (10 under-building, four
surface at alley, and four on-street).

residences and porches fronting into
courtyards. Building self-parks with 24
total spaces (16 under-building, four offalley, and four at-street).


LOT DIAGRAM (Scale: 1” = 50’)
LOT DIAGRAM (Scale: 1” = 50’)

UNIT A

UNIT B

UNIT C

UNIT D
UNIT A

UNIT B

UNIT C

UNIT D

SECTION (Scale: 1” = 50’)
SECTION (Scale: 1” = 50’)

LOT SIZE
95’ width x 100’ depth

TYPICAL BLDG SIZE
2-story, 65’ x 58’

LOT SIZE
95’ width x 120’ depth

TYPICAL BLDG SIZE
2-story, 65’ x 82’

NET DENSITY
36.68 units/acre

CONSTRUCTION COST INDEX
130%

NET DENSITY
45.85 units/acre

CONSTRUCTION COST INDEX
130%

WOLFF LYON ARCHITECTS

LOTS WITHIN A BLOCK
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19 - P IGGYBACK L OFTS
24’-wide stacked loft units with eight foot
breezeway stair sections in between
providing access to each pair of upper
units. Lower units are double height with
internal loft over parking garage at the
rear. Each lower unit has a seven foot

deep dooryard which can have a low wall
to create greater privacy. All units have an
individual garage with additional tandem
space.
Typical individual unit size
including terrace is 28’-wide x 44’-long.
This is a desirable building type for use

along the railroad frontage. Buildings
have warehouse proportions and
character.

20 - PARKING S TRUCTURE

WITH

This building type provides the highest
residential density of the building types
presented in this document. A shallow three
and a half-story residential building wraps a
two-story parking structure, screening it
from the street. The configuration shown
contains 28 residential units with parking
on-site for 50 cars. The 190' lot width allows
this building type to be employed off a T-

alley on blocks that combine 75' and 100' lot
depths. Ground floor units have their entries
accessed directly from the street. The upper
flats are stacked one over another with
access provided by stairs located between
units. The uppermost unit may be one and a
half stories with a loft overlooking the main
living area. The two parking levels are
placed one half-story below ground level and

R ESIDENTIAL W RAP
one half-story above ground level, allowing
convenient but separate access to each from
the alley. The corners on the ground floor can
provide unique opportunities for small nonresidential uses.



LOT DIAGRAM (Scale: 1” = 50’)
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L

LOT DIAGRAM (Scale: 1” = 50’)

SECTION (Scale: 1” = 50’)

LOTS WITHIN A BLOCK

LOT SIZE
28’ width x 75’ depth

TYPICAL BLDG SIZE
3 1/2-story, 28’ x 40’

NET DENSITY
41.5 units/acre

CONSTRUCTION COST INDEX
145%

UNIT A

LOT SIZE
190’ width x 120’ depth

TYPICAL BLDG SIZE
3 1/2-story, 114’ x 124’

NET DENSITY
53.5 units/acre

CONSTRUCTION COST INDEX
150%

UNIT B

LOTS WITHIN A BLOCK

UNIT C

SECTION (Scale: 1” = 50’)

WOLFF LYON ARCHITECTS
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21 - M OVIE T HEATER

WITH

22 - B OUTIQUE H OTEL

S HOPS

A small, but well-appointed,
hotel can help shape the
neighborhood center and
provide an attractive setting for
visitors. The hotel's location in
the master plan helps anchor
the village green and is just a
short walk from historic
downtown Truckee.

An appropriately-located movie
theater can help animate a
neighborhood center. The
inward-looking closed nature of
the building makes it suitable to
be backed up against other less
attractive uses. By wrapping the
front public sides of the
building with shallow retail or
personal service uses, the
building can create livelier
interest along the sidewalk.
Movie theater complexes of this
type can be configured in many
different shapes and sizes. The
one we have shown here
provides a 75' x 120' area for
theater use that could be
appropriate for three to five
small theaters depending on
their size. A 25'-deep band of
shops wraps the perimeter. In
the Master Plan, the building is
placed to screen the Sierra
Pacific substation that is
located at the northwest corner
of the site.

23 - R OUNDHOUSE T HEATER
The Roundhouse Theater is a
specialty building that responds
to many of the comments that
were made at a design
workshop hosted by the town.
An historic roundhouse was
used by the railroad as a repair
facility and as a means to turn
the engines around. The
roundhouse was eventually
modified and finally removed
from the site, but its memory
remains as a significant element
of Truckee's railroad heritage.

The building is organized
around
a
double-loaded
corridor with rooms on each
side. No guest rooms are
placed on the ground floor,
which is more suitable for a
restaurant, small health club
and spa, or small shops.
The building height of three and
one-half stories with lower
plate heights and dormers can
help provide a distinctive
architecture and an appropriate
neighborhood scale. The hotel
shown would provide between
70 - 90 hotel rooms. Arcades at
the ground level will help
contribute to a desirable
pedestrian scale.

PLAN (Scale: 1” = 100’)

SECTION (Scale: 1” = 100’)

The theaters' location at the
western
end
of
the
neighborhood and near the
proposed parking shelters
allows convenient access for
residents and patrons from
downtown Truckee.

WOLFF LYON ARCHITECTS

PLAN (Scale: 1” = 100’)

SECTION (Scale: 1” = 100’)



POSSIBLE LOCATION FOR THE MOVIE THEATER

24 - PARKING S HED



POSSIBLE LOCATION FOR THE BOUTIQUE HOTEL
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The large circular building
shown that is approximately
150' in diameter could be
adapted to various purposes
including, conventional movie
theaters, community meeting PLAN (Scale: 1” = 100’)
halls, exhibition galleries,
and/or a railroad museum.
Removing a segment of the
circle creates an open entrance
plaza that allows entry to the
building at the core of the hub,
rather than the perimeter. The
roundhouse could be placed in SECTION (Scale: 1” = 100’)
the center of the balloon track
as shown here, and include
elements such as a restaurant, a
clock tower, and a summer
pond/winter ice-skating rink.
This location also allows for
ample surface parking.

ROUNDHOUSE THEATER AND ITS SURROUNDINGS

The 200'-wide railroad federal
zone creates some interesting
opportunities to supplement
parking for both the new
neighborhood's uses as well as
those of the downtown. Parking
sheds designed in a simple
industrial style to respond to the
railroad heritage could provide
convenient covered parking at
appropriate locations. Pole
building
technology
is
recommended
for
these
structures. In addition to
providing needed parking, the
buildings serve as a means of
buffering railroad operations
and train noise.
PLAN (Scale: 1” = 100’)

SECTION (Scale: 1” = 100’)



POSSIBLE LOCATIONS FOR PARKING SHEDS

B UILDING P ROTOTYPES
19

TRUCKEE RAILYARD BUILDING TYPES STUDY
SEPTEMBER 2, 2005

TRUCKEE, CALIFORNIA

JOB CREATION SUMMARY:
PURPOSE
The purpose of this memorandum is to quantify potential
benefits to the Town of Truckee regarding local employment and
housing derived from the redevelopment of the Truckee
Railyard. Specifically, the analysis will discuss:
 The number of new jobs likely to be created, the type of

employment, and the associated wage levels; and
 The additional number of housing units to be constructed and

the opportunities available to expand the affordable housing
inventory in Truckee.

BACKGROUND
The Town of Truckee, CA (pop. 16,800) is located 10 miles north
of the North Shore area of Lake Tahoe, and 30 miles west of
Reno, NV at the junction of I-80 and Highway 89. Several
destination ski areas are located within 5 to 15 miles of Truckee.
Much of the area employment is seasonal resort and tourist
oriented, and there are many second home developments
throughout the Truckee and the North Lake Tahoe area. Many
resort employees live in and around Truckee and the community
serves as a regional commercial and employment center.
The Railyard Redevelopment Plan addresses a 25-acre parcel of
land on the eastern edge of Truckee. The Illustrative Plan
included in this study was completed in the spring of 2005 by
Wolff Lyon Architects and suggests 329 dwelling units and
92,000 square feet of commercial floor area, designed in a
manner that reinforces the existing downtown core and reflects
the Town's historic mountain heritage. The redevelopment
provides a mix of uses, including lodging, retail, office,
entertainment, and residential. The plan calls for a mix of
housing types that will provide a range of unit types, sizes, and
price points.

WOLFF LYON ARCHITECTS

EMPLOYMENT AND COMMERCIAL DEVELOPMENT

COMMERCIAL DEVELOPMENT

Based on the proposed land use plan and design guidelines
prepared by Wolff Lyon Architects, Economic and Planning
Systems (EPS) estimated the employment that can be generated
by the commercial land uses and expected wage levels. Table 1
shows employment and wages for Nevada County, CA. The
largest employment sectors are construction (11 percent), retail
trade (12 percent), and government (11 percent). Annual wages
in these industries range from $25,000 in retail trade to $35,000
in construction, and $40,000 in government employment. The
average annual wage for Nevada County is estimated at $32,000
for 2005.

Any number of strategies for commercial development could be
successful with the Illustrative Plan shown in this study. Based
on a brief review of market information and other recent studies,
there is strong market support for additional commercial and
retail development. Commercial Row in Downtown Truckee is
highly successful with annual rents in the $25 to $35 per square
foot range ($2 to $3 per month) with very low vacancy rates.
One strategy is to pursue high-end commercial and retail
development, which would generate significant fiscal benefits to
the community. The new commercial development, targeted at
second home owners and visitors, would bring additional
revenues into the Town to fund community facilities and
improvements, and add critical mass to the existing downtown.

Employment generated by the Railyard Plan will be largely in the
retail trade; accommodation and food services; arts,
entertainment and recreation; and some professional and
technical services. Annual wage levels for most jobs in the area
fall into the $25,000 to $35,000. Based on the current
representation, most new jobs will generate wages of
approximately $26,000, with some as low as $13,000
(accommodation and food service) and some as high as $41,000
(professional and technical services).
Based on the current plan, the development will generate
approximately 236 jobs, as summarized in Table 2. The estimate
is based on floor area, proposed uses, and average employment
generation rates developed by EPS and other consulting firms
from comparable mountain resort communities. The table is
organized by the type of space within a building, as the plan calls
for mixed-use development in which a single building can have
more than one business type, resulting in different employment
generation rates. Live/work units will likely generate 1.0 to 1.5
employees per unit. These units are likely to accommodate sole
proprietorships, some with an additional employee. General
commercial retail/office spaces are expected to accommodate 3.6
to 3.8 employees per 1,000 square feet of space. Hotel
employment is calculated on a per room basis, estimated at 0.7
employees per guest room, and 63 total employees as shown.
Total employment for the redevelopment is estimated to be 236;
which is conservative as it does not include any direct
employment impacts from the initial construction, or any
induced employment impacts from new wages, jobs, and
spending introduced into the economy.

777 PEARL ST. SUITE 210 BOULDER, CO 80302 TEL 303.447.2786 FAX 303.447.2968

Another alternative is to provide opportunities for local-servicing
commercial uses. Due in part to the limited amount of
commercial development in the area, businesses that draw
primarily from the local trade area can be priced out of the
Truckee market. Depending on overall policy goals and
priorities for the site, strategies could be implemented to provide
more local community-serving commercial development.
Portions of the project could be set aside for existing local
businesses with a customer base that is predominantly local.
While the execution of this type of program can be challenging,
selection of local businesses can be based on a defined set of
goods and services or can be developed from a set of existing
businesses that can document a local customer base. In this
process, it should be recognized that most resort businesses serve
a combination of visitors and locals and that the goal should be
to identify those with a predominant local market niche.

TABLE 1: EMPLOYMENT AND WAGES, NEVADA COUNTY, CA
2003 Employment
Total
Percent

Industry

Agriculture
Mining
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional and Technical Services
Management of Companies and Enterprises
Administrative and Waste Services
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services
Government and Government Enterprises
Totals / Averages

2005 Avg.
Wage per Job

531
141
(D)
6,087
2,281
908
6,433
(D)
607
2,461
3,836
4,469
113
3,127
893
5,122
2,087
3,323
4,019
5,848

1.0%
0.3%
(D)
11.3%
4.3%
1.7%
12.0%
(D)
1.1%
4.6%
7.2%
8.3%
0.2%
5.8%
1.7%
9.5%
3.9%
6.2%
7.5%
10.9%

$31,426
$63,546
$63,674
$36,243
$46,407
$35,837
$25,900
$25,675
$33,107
$51,034
$24,680
$41,147
$76,744
$26,292
$22,099
$33,196
$16,318
$13,042
$21,992
$41,502

53,642

100%

$31,923

Notes: 2005 wages estimated from 2002 data using the CPI for all urban consumers.
Source: US Bureau of Economic Analysis, US Bureau of Labor Statistics, Economic & Planning Systems
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RESIDENTIAL DEVELOPMENT
Based on previous studies, the median home price in Truckee
was $390,000 as of 2003. The high cost relative to local earning
power reflects demand from second home owners which prices
many local workers out of the housing market. Development of
the Railyard site could provide needed affordable housing. The
assumption in this analysis is that 51 percent of the units be set
aside to households earning 80 percent or less of the Area
Median Income. These units could be provided in the following
manner:

There are several deed restriction mechanisms that can be used
alone or in combination to ensure that the housing remains
permanently affordable and accessible to local residents:

 The occupant must be a wage earner, employed at a local

AMI.

 The occupant may not gain more than a set percent per year
 The occupant may not own other real estate.

in equity appreciation upon sale of the property (i.e. an equity
cap of 3 percent per year).

 The occupant must be a local resident.

"Local" can be
defined broadly to include the economic region of Truckee
and the North Lake Tahoe area.

 The occupant may not earn more than a defined percentage of

business a minimum of 30 hours per week.

The standards are listed in an increasing degree of restriction.
The community may desire to apply some or all to various units
in the development to ensure long-term affordability and
diversity within the affordable units.

 The occupant must be a wage earner, employed at a local

business a minimum of 30 hours per week.

 Fifteen percent (approx. 50 units) can be provided by the

developer without any public subsidy. These units are
typically smaller one and two bedroom condominiums,
apartments, or carriage units.
 Fifteen percent (approx. 50 units) can be made affordable to

first-time homebuyers through use of redevelopment housing
set-aside funds utilized to provide down payment assistance.
The amount of assistance will vary according to unit and
family size as well as the target income of the homebuyer.
 Twenty-one percent (approx. 69 units) can be made

affordable to homebuyers using Home, Cal Home, and other
homebuyer assistance funding that is likely to be available on
an annual basis over the build-out of the Railyard
development.
The Truckee Affordable Housing Land Use Evaluation Study
(2004) found that a significant amount of Truckee's potential to
meet the allocation is contingent on the development of four
large tracts of land, including the Railyard site.
Under the preliminary land use plan, the Railyard could
accommodate 329 residential units, which translates to 167 new
units to be sold at the 80 percent level. Another critical segment
that is often underserved in communities like Truckee are fulltime employees earning more than 80 percent of AMI. Local
housing goals have called for an additional 408 moderate income
units serving households with AMI's between 80 and 120 percent
and an additional 704 units for households earning above 120
percent of AMI. The community will be well served if the project
can address both sets of affordable housing needs.

TABLE 2

Estimated Employment Generation by Land Use Type
# OF UNITS

SF PER UNIT

TOTAL SF

EMPL/UNIT

EMPL/1000 SF

EMPLOYEE
GENERATION

LIVE/WORK ROW HOUSE (16' WIDE)

7

320

2,240

1.0

x

7

LIVE/WORK ROW HOUSE (24' WIDE)

7

720

5,040

1.5

x

11

SHALLOW LOT LIVE/WORK

16

400

6,400

1.0

x

16

MIXED-USE TWO-STORY WALK-UP

2

3,000

6,000

x

3.6

22

LOFTS OVER SHOPS

5

900

4,500

x

3.6

16

TRADITIONAL "MAIN STREET"

NA

NA

19,500

x

3.6

70

MOVIE THEATER WITH SHOPS

x

x

4,000

x

3.8

15

SHOPS WITHIN A BOUTIQUE HOTEL

x

x

4,000

x

3.8

15

ROUNDHOUSE THEATER COMPLEX

x

x

2,000

x

4.0

8

80

x

40,000

0.7

x

56

BUILDING TYPE

STUDIOS IN LIVE/WORK BUILDINGS:

RETAIL AND OFFICE:

HOTEL:
TOTAL

93,680

236

SOURCE: Wolff Lyon Architects, Economic & Planning Systems.

WOLFF LYON ARCHITECTS
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5
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D

SHALLOW LOT LIVE/WORK
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7

TRADITIONAL MAIN STREET
BUILDING

SINGLE FAMILY COTTAGE

ACCESSIBLE TRIPLEX

5

’

D

E

P

T

4-UNIT APARTMENT

H
TUCK-UNDER ROW HOUSE

4-UNIT TANDEM GARAGE
APARTMENT

One residential unit with studio space
per lot: Two-story, 2 or 3-bedroom
unit, ~1300-1700 sf; One connected
studio space, ~400 sf.

Varies

One residential unit per lot: 1 1/2 or 2story, 2 or 3-bedroom, ~1300-1600 sf.

Three residential units per lot: Two 1story, 2-bedroom units, ~850 sf each;
One 2-story, 4-bedroom unit, ~1500 sf.

Four residential units per lot: Four
single-level 2-bedroom units, ~950 sf
each.

One residential unit per lot: 2 1/2-story,
2 or 3-bedroom unit, ~1300-1800 sf.

Four residential units per lot: Two
single-level, 1-bedroom units, ~750 sf
each; Two single-level, 2-bedroom units,
~920 sf each.

LOT SIZE
22’ width x 50’ depth

LOT SIZE
25’-50’ x 50’

LOT SIZE
34’ width x 75’ depth (min)
50’ width x 75’ depth (max)

LOT SIZE
90’ width x 75’ depth (typ)

LOT SIZE
85’ width x 75’ depth (typ)

LOT SIZE
16’ width x 75’ depth (typ)
24’ width x 75’ depth (typ)

LOT SIZE
75’ width x 75’ depth (typ)

NET DENSITY
39.6 units/acre

NET DENSITY
Varies

NET DENSITY
19.35 units/acre

NET DENSITY
27.33 units/acre

NET DENSITY
31 units/acre

CONSTRUCTION COST INDEX
110%

CONSTRUCTION COST INDEX
135%

CONSTRUCTION COST INDEX
98%

CONSTRUCTION COST INDEX
100%

NET DENSITY
36.3 units/acre (16’ wide lot)
30.2 units/acre (50/50 mix)
24.2 units/acre (24’ wide lot)
CONSTRUCTION COST INDEX
105%

NET DENSITY
17.1 units/acre (34’ wide lot)
11.6 units/acre (50’ wide lot)
CONSTRUCTION COST INDEX
100%

COURTYARD-ORIENTED

STREET-ORIENTED
ATTACHED
SELF-PARKED
(GARAGE)

W

OLFF

LY O N A RCHITECTS

NOT SELF-PARKED

CONSTRUCTION COST INDEX
92%

STACKED

ATTACHED

STACKED

SELF-PARKED

SELF-PARKED

SELF-PARKED

SELF-PARKED

(GARAGE)

(GARAGE & SURFACE)

(GARAGE)

(TANDEM GARAGES)
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LIVE/WORK ROW HOUSE

MIXED-USE 2-STORY WALK-UP

LOFTS OVER SHOPS

PIGGYBACK LOFTS

NARROW LOT COTTAGE

Six residential units per lot: Two
single-level, 2-bedroom units, ~980 sf
each; Four single-level, 1-bedroom
units, ~775 sf each.

One residential unit with a studio space
per lot: Two-story, 2 or 3-bedroom unit,
~1300-1800 sf; One connected or
independent studio space: 320 sf for 16’
wide row house, 720 sf for 24’ wide row
house.

Eight “flex” units per lot. Typical: Four
residential units (upstairs); Single-level,
2-bedroom units, ~800 sf each (Two units
can be combined to obtain a larger unit);
Four non-residential units (downstairs),
~800 sf each, (Any of the suites can be
combined).

One residential, one non-residential unit
per lot: 1 1/2-story, 1 or 2-bedroom
residential loft, ~1000-1200 sf. Nonresidential space ~700-800 sf.

Two residential units per lot: One 2-level,
2-bedroom loft, ~1100 sf. One 2-level, 1
or 2-bedroom loft, ~980 sf.

One residential unit per lot: 2-story, 2bedroom, ~1000 sf. Two residential units
per lot when ancillary unit is provided,
~500 sf.

Two residential units per duplex lot:
2-story, 2 or 3-bedroom, ~1000-1300 sf.

LOT SIZE
100’ width x 75’ depth

LOT SIZE
16’ width x 75’ depth (typ)
24’ width x 75’ depth (typ)

LOT SIZE
110’ width x 75’ depth

LOT SIZE
20’ width x 75’ depth

LOT SIZE
28’ width x 75’ depth

NET DENSITY
34.8 units/acre (typ)

NET DENSITY
36.3 units/acre (16’ wide lot)
30.2 units/acre (50/50 mix)
24.2 units/acre (24’ wide lot)
CONSTRUCTION COST INDEX
110%

NET DENSITY
21.2 units/acre (4 units over retail)
37.0 units/acre (7 units, no retail)
42.2 units/acre (8 units, no retail)

NET DENSITY
29.0 units/acre (excluding shops)

NET DENSITY
41.5 units/acre

CONSTRUCTION COST INDEX
140%

CONSTRUCTION COST INDEX
145%

LOT SIZE
25’ width x 100’ depth (typical)
30’ width x 100’ depth (advisable)
NET DENSITY
17.4 units/acre (25’ wide lot)
14.5 units/acre (30’ wide lot)
29 units/acre (30’ wide lot w/ancillary unit)
CONSTRUCTION COST INDEX
102%

LOT SIZE
55’ width x 100’ depth (typical)
60’ width x 100’ depth (advisable)
NET DENSITY
15.8 units/acre (55’ wide lot)
14.5 units/acre (60’ wide lot)
CONSTRUCTION COST INDEX
98%

6-UNIT TANDEM GARAGE
APARTMENT

CONSTRUCTION COST INDEX
90%

CONSTRUCTION COST INDEX
105%

CORNER DUPLEX

STREET-ORIENTED
STACKED
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BACKYARD ROW HOUSE

6-UNIT COURTYARD
APARTMENT

One residential unit per lot: 2-story, 2
or 3-bedroom, ~1000-1300 sf. Two
residential units per lot when ancillary
unit is provided, ~500 sf.

Six residential units per lot: Four singlelevel, 2-bedroom units, ~920 sf each;
Two single-level, 1-bedroom units, 780 sf
each.

LOT SIZE
24’ width x 100’ depth (typical)
30’ width x 100’ depth (corner lot)
NET DENSITY
18.2 units/acre
27.3 units/acre (with 50% of the lots
having ancillary units)
CONSTRUCTION COST INDEX
105%

LOT SIZE
80’ width x 100’ depth (typical)

STREET-ORIENTED

NET DENSITY
32.7 units/acre (typical)
35.4 units/acre (with ancillary units)
CONSTRUCTION COST INDEX
95%

COURTYARD-ORIENTED
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ELEVATOR BUILDING WITH
UNDERGROUND PARKING
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8-UNIT 1/2 PODIUM
APARTMENT

12-UNIT 1/2 PODIUM
APARTMENT

Twelve residential units: 4 “flex” spaces
facing the street on the ground floor. The
“flex” spaces can be converted to
residential as well.

Eight residential units per lot: Six singlelevel, 2-bedroom units, approx. 800 sf
each; Two single-level, 1-bedroom units,
~620 sf each.

Twelve residential units: Ten single-level,
2-bedroom units, approx. 800 sf each;
Two single-level, 1-bedroom units, ~620
sf each.

Twenty-eight residential units and limited
retail per lot.

LOT SIZE
140’ width x 100’ depth
NET DENSITY
24.9 units/acre (8 units, + 7000 sf retail)
37.3 units/acre (12 units, + 3000 sf retail)
49.8 units/acre (16 units, no retail)
CONSTRUCTION COST INDEX
147%

LOT SIZE
95’ width x 100’ depth

LOT SIZE
95’ width x 120’ depth

LOT SIZE
190’ width x 120’ depth

NET DENSITY
36.68 units/acre

NET DENSITY
45.85 units/acre

NET DENSITY
53.5 units/acre

CONSTRUCTION COST INDEX
130%

CONSTRUCTION COST INDEX
130%

CONSTRUCTION COST INDEX
150%
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ATTACHED
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COURTYARD-ORIENTED

PARKING STRUCTURE WITH
RESIDENTIAL WRAP

STREET-ORIENTED

STACKED

SELF-PARKED

SELF-PARKED

SELF-PARKED

SELF-PARKED

SELF-PARKED

(GARAGES & CARPORTS)

(GARAGES & STREET)

(UNDERGROUND & SURFACE)

(GARAGES, SURFACE, UNDERGROUND)

(STRUCTURE & SURFACE)
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