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note on the status of this plan

This master plan has been prepared to provide needed information about phi-
losophy, method and intent, in sufficient depth to satisfy the City and
County and State officials regarding the entitlement of the land in Harbor
Peak, and to provide a basis for that entitlement to be given. There are nu-
merous technical details, regarding the day-to-day workings of the master
plan, which have not yet been provided. These details will be provided later,
as the actual development of Harbor Peak begins and makes it necessary.

This plan must, therefore be regarded as illustrative, not definitive. The
very new character of many of the techniques and concepts will involve con-
siderable cost over coming years, as these concepts are elaborated. Such elab-
oration would not be appropriate at the time of an Entitlement Plan, which
is formulated to provide officials and members of the public with a clear pic-
ture of what — in principle — is to be done in the new town. It does not yet
include the technical details in every particular, that will ultimately be cre-
ated to implement this picture.
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PREFACE
T H E C O R E O F O U R V I S I O N

introduction by christopher alexander

Bill Buchanan bought his land on Harbor Peak 14 years ago. Ten years
ago he began living on the land, and has lived there ever since. With his
wife, Candace, he lives sparsely, in a workshop, with computers around
him, tools, and equipment. Every day he walks the land, and has been
walking it for all of these ten years.

He knows every path and every watercourse, the slopes, the rocks, the
naturally occurring pools, the wild azaleas. He knows every view of the
Kalmiopsis, and of the snow covered Preston Peak in the distance. He
knows the views up and down the coast, where the sun shines and where
it does not, the places where the bears live, the places from which to see the
river. He knows where the sun rises, and where it sets at every season of
the year.

His hope is to create a town which, in every detail of its construction,
preserves and sanctifies the land he loves, while also bowing to the necessi-
ties and realities of a modern urban settlement, a place where people can
live and work in comfort, in well-built houses, offices, studios, and
workshops.

The Oregon land use law is aimed at preserving the beauty of the State
of Oregon, by concentrating urban development within tightly drawn
boundaries so that whatever lies outside the boundaries is protected and
preserved, and the concentration of new urban development harms as little
of the beautiful wild and rural land of Oregon as possible.

Our vision, in this plan, goes a step further. We see a future in which the
town itself, also does homage to the land: in which the naturally occurring
beauties of the land are kept, for ever, as the foundation stones of the town,
and in which even while walking about the streets of the town, nature,
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and the beauties of the land, are ever present, in every path, and every
terrace, every garden, every house.

This vision is also in the tradition of the visions of John Muir and
based in the respect for land which Bernard Maybeck, designer and planner
of Brookings a hundred years ago, also kept alive for the people who live
here today.

Why are Bill Buchanan’s aspirations, his sympathy for the land, his
knowledge of the land, so important? Most of the ravages of modern devel-
opment, arise when developments are controlled by long range, distant, in-
terests - by people and monetary considerations which are too distant to be
fine-tuned to the land. To have a new community created by a man who
has lived here and who intends to go on living here, and who loves the
land and cares about it, and has demonstrated his commitment by years of
preparation, thought, even by his willingness to accept relative poverty so
long as he was not ready to act, is truly a great rarity. Curry County is
more than fortunate to have this commitment as a guarantee that human
caring for the land will govern what happens in Harbor Peak, and it will
provide benefits to the people of Curry County that are very rare today.
Such a positive relation between an individual and land, similar in char-
acter to that which used to exist generations ago, is a path to something far
better for people and their lives than what is usually achieved by conven-
tional contemporary methods.

Christopher Alexander
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A N E W M O D E L
F O R C I T Y C R E A T I O N

T h e G r o w t h a n d G e n e r a t i o n o f

a n O r g a n i c W h o l e

During the last half century critical analysis of master plans has
focused repeatedly on the mechanical nature of these plans, and on
the devastation they can wreak, in the wrong hands, because they of-
ten encourage rigid and sterile construction of developments. That
has on occasion in the past devastated land, and, in effect, ‘‘killed the
goose that laid the golden eggs.’’

It has come about, often, because city planners and administra-
tors, troubled by the devastation that can so easily be wreaked, have
tried to formulate controls to prevent the trouble. But in so doing they
have occasionally - and of course unintentionally - helped contribute
to the problem they are trying to solve, because rules of considerable
rigidity (but the wrong ones) are then introduced under the aegis of
planning law which too quickly becomes draconian. The position of
planning officials and local communities in the modern age is not en-
viable, and the problem is difficult to solve.

It is our hope that the fresh approach presented in this plan, may
point the way to a new way of dealing with this old problem.

In this master plan, the evolving structure of Harbor Peak is
guided, at every step, by the whole - the whole of the landscape,
which will embrace a community that grows within it. It aims to
allow a coherent and organic whole to evolve, in small steps, every
time construction or development occurs. And the fundamental idea

11



is that every step of construction and development, is guided in such a
way that it contributes to the whole, and helps to embellish the whole.

In this way, thousands of actions, one after the other, gradually
creates a living whole in which the streets, paths, houses, hedges.
Fences, gardens. Walls, public open space, trees, parking lots, public
buildings, all work together to embellish the whole.

The guidance which the development process receives, helps each
step to adapt to the larger whole, and to help the larger whole. After
application of these processes, thousands of times over, the commu-
nity, or township, will — we hope — have the attributes of a living
thing, a living place, where people, plants, animals, houses, flowers,
birds, children, and old people, craftsmen and those who have retired,
can all live together in a way which continues to embellish the liv-
ing whole.

In order to encourage this continuous, step-by-step adaptation to
occur, the plan must be process-based. Like organic evolution, or like
the development and growth of a forest, thousands of adaptive pro-
cesses are set in motion by the plan. Each one causes adaptation, a
gradual fitting together of the parts, while also protecting and en-
couraging the integrity and privacy of each individual place.

None of these qualities can be achieved within the framework of
a conventional master plan. They cannot be achieved within the
framework of developers blueprints and mechanical planning law.
The reason is simple. Conventional law sets many conditions, which
must be met — but these conditions are all applied at the same time,
to one huge plan, which is then implemented. That cannot achieve
adaptation, and harmony among the parts because there is no oppor-
tunity for each place, to be fitted, harmoniously, to the places, land
and buildings that lie next to it. That subtlety, that harmony, CAN
only be achieved by a multitude of processes, acting individually, yet
geared towards the evolution of a coherent whole.

For this reason, the plan presented in the following pages, is a pro-
cess-based plan. Very specific processes provide adequate controls to
protect land and community, and do so in a fashion which is inspiring
to builders and developers. The processes allow people who are build-
ing, spending their money, and planning, and free people up to do the
best that lies in them, in the process of reaffirming the life of a given
piece of land, or creating the social life and thrust of a given township
or community. It also does a better job of making a community more
truly ‘‘organic.’’
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Since the processes described are innovative, it way well be that
occasional aspects of this plan will need careful scrutiny, and revision
on occasion, as all the players — town, county, developer, sub-devel-
opers, architects, builders, small businesses, and families and individ-
uals — do their best to make a new life for the Harbor Peak Commu-
nity. They will focus on the positive aspects of daily life under
conditions of sustainable thinking, with regard and respect for the
never-ceasing importance of the land itself, its beauties and its poten-
tials, as the ultimate source of our inspiration.

To protect the land, one method must take precedence above all
others. As one walks about the land, you encounter different spots,
each with its natural beauties. One is a view of the snow-covered peak
to the south. One is a breathtaking view of the cost south of Harbor,
and the surf. One is a flat place on a ridge, narrow but commanding,
with steep slopes dropping off on either side. Another is an open
meadow; another a small patch of flowers; another a naturally oc-
curring waterfall.

It is not enough to identify these beautiful spots. What happens
in typical development, is that the developers and builders see these
beautiful places, then rush to make use of them, ... and before you
know it, the beauty is gone - often destroyed for ever...

In order to keep each of these places alive, in its essence, as part
of the new town, each place is identified, then marked, cordoned off,
and it is given - in the town plan - a designation which not only pro-
tects it from future interference or destruction - -but also provides ac-
tive steps that enshrine each spot, make it part of the living fabric of
the town that is to come.

The following plan lays the foundation for the method by which
this is to be done.

In particular, the following special issues are to play a major role
in the formation of this new community. The focus on the whole,
makes it possible to incorporate each one of them.
1. Integration of work and family life
2. Particular care for the young and for the elderly
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3. Careful placing of the right emphasis on cars, which allows the
emergence of pedestrian life and community.
4. Sustainable treatment of fire control and natural fires ecologically
inseparable from the forest areas of Oregon and California.
5. Care for the uniqueness of every place.
6. Care for the uniqueness and genuine suitability of every house,
dwelling, office, street, and garden.
7. Allowing the development of a new kind of spiritual life, not nec-
essarily based in religion as we have understood it in the past, but
rather on a common sense admiration of the nature which surrounds
us, and a recognition of each person, and each action, in the works of
nature and of God.
8. Allowing joy to govern daily life, and the construction of the habi-
tat which is to support our daily life.
9. Very careful attention to those elements of our environment which
support and sustain joy, and an appreciation of the calm of this joy in
the daily continuous creation of such a community.
10. Tolerance for the realities of every day life, and for the possibilit-
ies of economic hardship and misfortune; and the necessity that these
unfortunate realities also have their place, and people must be nur-
tured when they occur, without detriment to the whole.

FUNCTIONAL TARGETS

1. Derive or determine outline features, and major public spaces, from
the topography of the natural land.
2. Derive individual local subdivisions using a process that draws local
public spaces from the land and in the interest of the land.
3. Derive specifications of building volumes and positions using in-
spiration from and adaptation to the land form.
4. Protect natural features as a precious commodity.
5. Place more accent on pedestrians, and the pedestrian experience.
6. Establish roads and parking as subsidiary to the beauty of the land
and subsidiary to suitable, vibrant pedestrian areas.
7. Calculate density and best use, that are appropriate to the natural
land forms.
8. Focus on process, and careful attention to timing of actions, as the
primary way that the community plan moves forward: thus placing
less emphasis on static drawings, and more emphasis on processes
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which are respectful of the past, and helpful to the future, each or-
ganic step following from what was there before, and protecting
nature.
9. Protect property rights and land value.
Protect property rights and land value that is inherent in the beauty
of public land, and shared private land.
10. Derive individual roads and sewer lines, from the evolution of
the whole.
11. Regulate parking to a non-intrusive position.
12. Redefine and rescale vehicular roads to a limit governed by hu-
mane pedestrian necessity.

The processes provided in this plan are designed to achieve these
targets, and thus to achieve the development of a living community
that can adapt to serve the needs of its people, in harmony with the
needs of the land. We hope they may provide a new model for city
planning in living communities.
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NOTE ON THE HARBOR PEAK ADMINISTRATION

In the following descriptions of the fourteen processes, the acronym HPA
appears repeatedly. The Harbor Peak Administration, or HPA for short, is
the administrative focus of the planning process. This organization will ad-
minister and carry out this planning process based on this master plan,
oversee its application, and guide and help owners and developers in the use
of the master plan processes. HPA will also take responsibility for compli-
ance with the provisions of this master plan, take responsibility for re-
cording parcels, subdivision of lots, surveying and recording all ongoing
construction.

Details of the recording process are contained under Section 1.
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P A R T O N E

L A R G E - S C A L E

S T R U C T U R E
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KEY
In the following pages, which constitute the legal core of this mas-
ter plan, three type-faces are used:

*Statements of Intent and Definitions are shown in 12.5 pt italic.

*Required Step-by-step Operations are shown in 13 pt bold.

*[Note: Comments, references, and examples are shown in 10 pt italic.]
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S E C T I O N 1

T H E S T A T E M A P

R E C O R D K E E P I N G A N D S U R V E Y I N G
F O R P U B L I C R I G H T S O F W A Y ,

P R O P E R T Y L I N E S , A N D B U I L D I N G S ,
A N D T H E I R E V O L U T I O N O V E R T I M E
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1.1 The Step-by-step Emergence of
Community in Harbor Peak

It is expected that the new community of Harbor Peak will grow continu-
ously, perhaps for twenty or thirty years before it is initially filled out, possi-
bly for longer. It will then continue to gain complexity and richness, for
many years.

In order to bring this dynamic nature of the process into focus, the way
in which growth and development of all physical improvements are recorded
dynamically, in time, becomes a major element of the plan.

It is a fundamental article of this master plan, that the de-
tailed configuration of public space, roads and paths shall not
all be determined in advance, by a fixed physical plan, but shall
rather be specified by this ongoing process plan, which defines
the opportunities for emergence of the community as it grows
from and is adapted to new opportunities for construction and
development which present themselves.

1.2 Concept of the Current State Map

To keep track of the growth, evolution, and development of Harbor Peak,
at any given moment in its future history the community will maintain a
state-map which records all extant configurations, to describe what has been
decided, built, and subdivided, up to that moment. The state map is funda-
mental to the execution of this plan and its processes, and the precise defini-
tion of the state-map, and the annual process of updating and maintaining
an up-to-the-minute state-map, is a critical process of the master plan.

The state map shall be a multi-layer G.I.S. (geographical in-
formation system) map, like those created by ESRI’s ArcGIS,
Autodesk’s GIS Design Server, or similar software, although in
early stages the state map may be a paper map system.

The state map shall contain separate layers, designating all
those configurations of roads, paths, public space, neighbor-
hoods, common land, lots, and buildings, that have been tenta-
tively decided, finally decided, or built, up to that moment in
time. See subsection 1.3.
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1.3 The Layers of the State Map

The state map shall contain the following layers or drawings:
1. Boundary of the project
2. Density zones
3. Public rights of way, preliminary and final
4. Pedestrian paths and spaces, preliminary and final
5. Vehicular roadways, preliminary and final
6. Neighborhood rights of way, preliminary and final
7. Neighborhood boundaries, preliminary and final
8. Natural land protected from development, preliminary and
final
9. Individual parcels and lot lines, preliminary and final
10. Positive space
11. Volume restrictions on the individual lots, including pre-
scribed main garden locations and main building volumes.
12. Built footprints of completed buildings, and built garden lo-
cations (it shall be the responsibility of the homeowner to supply
this information to HPA prior to receiving occupancy permit.)
13. Parking spaces, preliminary and final

and may contain the following:

14. Sewer lines and water lines, preliminary and final
15. Electrical lines and transformers
16. Cables and telephone lines.

1.4 Boundaries of the State Map

All land included in Harbor Peak shall be shown on the state
map. If land belonging to the Harbor Peak jurisdiction is sold,
or new land is acquired, then the boundaries shall be altered
accordingly.

Any land within the Master Plan area that is sold, shall con-
tinue to be in the Harbor Peak master plan, and shall continue
to be subject to the provisions of this plan.
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1.5 Relation of Harbor Peak to Curry
County and to The City of Brookings

The Harbor Peak community shall be subject to the laws of
Curry County, with the following exception: In the event of con-
flict between provisions of this Master Plan and Curry County
ordinances, the provisions of this Master Plan shall govern.

It is also possible that at some time in the future, The Harbor
Peak community may be annexed to the City of Brookings, Ore-
gon, and as such included within the boundary of Brookings. In
this event the Harbor Peak community shall be subject to the
laws of the City of Brookings with the following exception: In
the event of conflict between provisions of this Master Plan and
City of Brookings ordinances, the provisions of this Master Plan
shall govern.

1.6 Preliminary Plan for Any Proposed New
Development

Whenever new development of more than one house is proposed,
the HPA and Master Plan consultant (see 1.11) shall together
generate all relevant information as required by this master plan,
including new diagnoses, definition of a new neighborhood,
rough initial placements of pedestrian rights of way, lot bound-
aries, boundaries where buildings may, or must, or may not oc-
cur. HPA shall then submit this preliminary plan for entry into
the state map.

Once HPA has made a preliminary plan for a proposed neigh-
borhood, it shall submit a Detailed Development Plan to the
County. The DDP shall be required to meet the requirements
set forth in Section 8. The professional services performed by
HPA and the Master Plan consultant shall be pid by the owner
or developer of the proposed project, at prevailing profes-
sional rates.

After completion of the construction of infrastructure within
substantial conformance with the Detailed Development Plan,
the developer shall submit a final plat of the neighborhood to the
County, for legal recording.
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1.7 Establishing and Planning Positions and
Configurations of All New Elements of
Development, by Direct Staking on the Land

It is fundamental to the aims of this master plan, that the configurations
of all public rights of way, paths, roads, lots, public buildings, private build-
ings, and public works — thus, ALL new development, large or small —
shall grow directly from the context of previously existing buildings and from
the context of naturally occurring features of the land such as slopes, trees,
watercourses, rocks, logging trails, and so forth: and that these configura-
tions have a natural and harmonious relation to the land.

In order to make this feasible, it is necessary that new ele-
ments of development, shall always be designed and located,
first, by stakes directly placed in the ground itself by feeling and
intuition, and that these stakes shall then at once be recorded by
surveying techniques which give the exact position of the stakes
on the Harbor Peak state map.

The intuitively placed stakes shall thus, themselves, provide
the defining positions for all new elements. This will reverse the
current practice of first deciding positions on a plan, and only
then later transferring the planned positions to the land.

1.8 Required Surveying Techniques:
Total-Station Surveying as Fundamental to
the Process of Establishing Planned
Locations of Field-defined Configurations

To be practical, especially in complex terrain, this new procedure requires
introduction of a surveying technique which will allow preliminary posi-
tions of stakes in the field, to be accurately placed on a map, with a relatively
small margin of error, and in such a way that this process is inexpensive,
and can be done by members of HPA themselves, or by other trained para-
professionals. Standard surveying techniques are slow and expensive, and
not warranted for these preliminary positions. Accuracy of within 1 to 5 feet
is all that is necessary for preliminary positions, and speed and economy of
the method are paramount.

Expressed in layman’s language, this means that one must be able to lo-
cate buildings or elements of public works, by walking about on the land,
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making careful, intuitive judgments, placing stakes to memorialize these
judgments, and then make use of a semi-automated procedure which conveys
the exact position of the stakes to a conventional scale map or computer
record.

To this end, HPA shall record its work in all preliminary po-
sitioning (as required, for instance, by Sections 2 through 7) di-
rectly from on-site stakes, using the total-station method.

[Note: As a matter of information, it is useful to note that police officers with only

two days training can be trained to use the total-station method for laying out, and re-

cording, exact positions of items in a crime scene, even to within an accuracy of one

inch.]

Owners, architects, builders and developers can all be trained
to use this method, and such training shall be made available to
them on request so that they can enter their own sakes positions,
directly into the state-map.

However, the final positions of all lot boundaries, located and
drawn for submission as a subdivision (as required by Section 8),
shall be surveyed by professional surveyors, also using the total-
station method, for the purpose of official recording.

1.9 Preliminary Positions and Tolerances

Preliminary positions and configurations are those first worked out for any
element, in the field, during the process of staking and site design.

Contrary to common practice, initially one can make only general asser-
tions about where buildings and roads and gardens ought to go. Fixing
overly specific positions early on is prone to be wrong, and gives rise to the
lifeless quality found in most recent American construction. As design and
construction of a neighborhood go forward, and one gathers information
about the evolving reality, one can finetune; one can make more accurate
statements about locations. The process reflects this basic but profound fact.

Also, it is important to capitalize on the expertise of HPA and the Master
Plan consultant, to provide general positioning judgements, while allowing
the individual architects and builders freedom of judgement and the freedom
to respond to the evolving reality of the site and of the neighborhood.

Each preliminary prescription of placement for a space or
building shall carry with it a particular tolerance. The prelimi-
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nary placement shall be given as a boundary zone with a given
thickness, or tolerance, in feet. Each of the various types of enti-
ties, such as major pedestrian public spaces, local pedestrian
space, building footprint, garden, and so on, shall carry a certain
tolerance, and the larger the entity, the larger the tolerance. For
example, for public spaces, the tolerance shall be 30 feet. For an
individual house or main garden, the tolerance shall be 15 feet.

The final built position of each element is required to be
within this tolerance. Exceeding the tolerance requires the writ-
ten approval of HPA.

In general, preliminary positions shall be set under the pro-
visions of Sections 2, 3, 4, 5, 6, 7, 8. The detailed definitions of
the tolerances for each entity are found in these sections as well.

Preliminary locations and positions will be changed when
they are transformed to final recorded positions. Final positions
shall be set at the time of legal recording, according to the provis-
ions of Section 9.

The final built position of each element is required to be
within the tolerance set forth in the subdivision map when it is
recorded. If an owner wishes to exceed the tolerance, at the time
of construction, exceeding the tolerance requires the written ap-
proval of HPA.

1.10 Definition, Role, and Obligations of
the Harbor Peak Administration

Decision-making on behalf of the community shall be adminis-
tered by the Harbor Peak Administration, which is a residents’
association composed of all land owners who own land in Harbor
Peak, together with the master plan consultant. Decision mak-
ing will be based on voting, with each land-owner holding a
number of votes according to the percentage of land owned.

The primary functions of HPA shall be three:
1. To initiate and lay out new neighborhoods in accordance
with the plan.
2. To approve new applications for planning or building per-
mission, after ensuring that they conform to the regulations
and intent of this master plan.
3. To submit approved plans to Curry County for formal
planning and building permits.
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Initially, Mr Buchanan will hold most decision-making authority in
HPA, since at the outset he holds a majority of the acres within Harbor Peak.
As the community grows, new owners will hold more and more control over
the actions of HPA. (Bill, I am not sure if this voting arrangement as de-
scribed is roughly in accord with your wishes. If it is, it seems to me that
the precise voting rules must be very carefully thought through, so that effec-
tive control remains largely in your hands, while also bringing real democ-
racy into the picture - a very delicate and difficult subject).

1.11 HPA Master Plan Consultant

The issues and approaches defined in this master plan are so fundamental,
so important, and so relatively unfamiliar, that professional help will cer-
tainly be needed.

In view of the complex nature of the master plan, the need
for its continuous maintenance, and for interpretation of its sec-
tions, and the ground-breaking nature of the processes specified
in this plan, there shall be a master plan consultant helping HPA
in the performance of its function as a keeper of the whole.

Initially, this position will be held by PatternLanguage.com/
Center for Environmental Structure, Berkeley, California, un-
der the direction of Christopher Alexander. The Master Plan
consultant shall serve at the pleasure of the director of the Har-
bor Peak Administration. If at any time, Mr. Buchanan, the
present director of HPA, or any future director of HPA, wishes
to make a change in the master plan consultant, he may do so
at his sole discretion.

1.12 Ownership, Control, and Maintenance
of Public Land in Harbor Peak

The beauty, amenity, and livability of public land play an enormous role
in the plans and life of Harbor Peak, and the extent of public land is greater
than in many typical communities. Both the area of public land, and its
complexity, will therefore require careful maintenance, and to build and
maintain the land, considerable funds will be required.

HPA shall have the right to levy substantial taxes from land
sales, and substantial annual taxes from land owners, to pay for
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the maintenance. All land owners of Harbor Peak shall have ac-
cess to the HPA accounts and books, so that they may inform
themselves about the items of expenditure incurred annually.

(Note to Bill - do you want the public land to be owned by
HPA, or by Curry county; and do you want construction of pub-
lic works in the public land to be undertaken by HPA or by Curry
County. Ditto for routine maintenance and repair. Very im-
portant to get the structure clear.)

1.13 General Role and Obligations of
Developers

Any developer may buy land and undertake construction consis-
tent with this master plan. The developer shall be bound as
follows.

If the developer proposes to develop more than a single lot,
the preliminary plan for the neighborhood which contains these
lots, or DDP, shall be prepared by the HPA and Master Plan con-
sultant according to the provisions of subsections 1.6 and 1.10,
and according to the general provisions of Sections 1-7. In this
procedure the developer may play the role of client, or partici-
pant in discussions with HPA and the master plan consultant,
and may provide rough sketches, ideas, or discussion about his
proposed project. The developer shall not have direct personal
control over the construction or details of the plan until submis-
sion and approval of a subdivision plat have been completed in
accordance with the terms of Section 8.

1.14 Participation and Involvement of Users
and Owners in Forming Neighborhood Plans

It may be said that in general, places which are shaped and controlled by
the people that actually live and work there have more life that when they
do not have this direct involvement.

It is therefore highly desirable that insofar as possible, there is be user
participation in design of the built environment in Harbor Peak. This
means that the people who live and work in the community, shall actually
have a hand in the shaping of the place, its outdoor spaces, its houses, its
roads and paths. The success of such a process will depend on the extent to
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which the Developer knows how to involve people, and on his willingness
to do so.

And so: in creating the preliminary plan of a proposed new
neighborhood, HPA and the Master Plan consultant shall seek
out the involvement and input from the neighborhood’s future
residents (if they are known) regarding the layout of the neigh-
borhood, including but not limited to the shape and position of
public spaces, paths, roads, lots, and house positions.

Residents of adjoining existing neighborhoods shall also be
solicited by HPA and the Master Plan consultant for input and
involvement in the preliminary plan of the new neighborhood.
Such input shall of course be weighed somewhat less than that
of the residents of the new neighborhood itself.

In addition, later in the process, as the neighborhood is being
designed in detail and built, the developer and builders shall do
their utmost to involve the future residents of the neighborhood
(if they are known) in the detailed design and construction of the
houses, gardens, public spaces, paths, and roads.

1.15 Detailed Obligations of a Developer
when Working with HPA

As described in Subsection 1.10, HPA together with the Master
Plan consultant, shall determine the preliminary layout of any
and every new neighborhood by following Sections 2, 3, 4, 5 ,6,
and 7.
HPA shall then submit a DDP, in accordance with the terms of
Section 8.
The county will then approve the DDP, or request modifications,
or refuse the application.
The developer who is developing the neighborhood or a part
thereof, is bound in his/her development to follow the DDP, and
the prescriptions of Part II of this Master Plan. In particular, he
must do the following:
1. Before any construction of building or infrastructure is under-
taken, the secondary developer shall submit to HPA a detailed
plan showing the developer’s proposed development, including
locations of public spaces, local public spaces, buildings, gar-
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dens, paths and roads, showing that the locations of all these
items conform to the preliminary plan within specified toler-
ances. HPA will review and must approve this detailed plan, and
if any items are outside specified tolerances, HPA must review
and approve any such proposed changes.
2. After receiving HPA approval, the developer shall record the
final plat.
3. All building construction and public space improvements
shall conform to the construction specifications found in Part II,
Sections 13 and 14 of this master plan. Prior to applying for build-
ing permit, the developer shall submit construction drawings to
HPA for review and approval. Upon review, HPA shall issue a
letter of approval, after which the County may accept an applica-
tion for building permit.
4. All pedestrian path and road construction and surfaces under-
taken by the developer shall conform to the requirements of Sec-
tion 7.
5. During construction further modifications may be proposed
by the developer. This master plan recognizes the dynamic na-
ture of design and construction, and recognizes that changes
may well be warranted, in order to protect the land and the evolv-
ing well-being of the neighborhood. Such proposed modifica-
tions may be submitted by the developer for review by HPA.
Upon approval by HPA the proposed modification may then be
submitted to the county, if the nature of the proposed modifica-
tion warrants government review.

1.16 Ultimate Responsibility for
Maintaining the State Map

The state map, together with the linked total-station system of
surveying, shall be created and maintained by the Harbor Peak
Administration.

The cost of creating and maintaining the state map and sur-
veying system shall be paid by the Harbor Peak Administration,
and possibly by other parties who wish to make use of the maps.
The costs may also be passed on, in part, to participant land-
owners in Harbor Peak.

The layers which comprise the state map shall be maintained,
and updated by HPA. The frequency of updates, the submissions
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in all particulars required of developers and property owners
(such as as-built drawings and drawings of proposed building
envelopes) shall be determined by HPA. HPA shall charge a fee
to the owners for the resulting updates to the state map, com-
mensurate with the cost.
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2.1 Protecting the Land Forever

As one walks about the land of Harbor Peak, one encounters different spots,
each with its natural beauties. One is a view of the snow-covered peak to
the south. One is a breathtaking view of the coast south of Harbor, and the
surf. One is a flat place on a ridge, narrow but commanding, with steep
slopes dropping off on either side. Another is an open meadow; another a
small patch of flowers; another a naturally occurring waterfall.

It is not enough merely to identify these beautiful spots. What happens
in typical development, is that people see these beautiful places, then rush
to exploit them, or worse simply bulldoze them — or even when trying to
do their best often fail to enhance the natural beauty because it takes unusual
skill to do it, within today’s commercial climate — and before you know it,
the beauty is gone, often destroyed for ever.

In order to keep each of these places alive, as a matter of priority for the
new town of Harbor Peak, we begin by identifying each place, marking it,
cordoning it off, and then giving it — in the emerging town plan — a desig-
nation which not only protects it from future interference or destruction, but
provides active steps that will enshrine each of these lovely, precious spots,
and make it part of the living fabric of the town that is to come.

The following diagnostic map shows the results of such a diagnosis in
one small area of Harbor Peak, and lays the foundation for the method by
which this is to be done.

To protect the land, one method shall take precedence above
all others.

In order to protect the natural land, which is the source of
the land’s beauty, and the reason why Harbor Peak has been cre-
ated in this place, a continual effort shall be made, to identify
those naturally occurring ‘‘centers’’ (defined below, 2.2) in the
land which most inspire love and attachment, and to keep them,
strengthen them, so that as the town is urbanized by construc-
tion, still the centers which were inherent in the land, will in-
spire and dominate the structure of the newly built place, too.

32

T H E B R O O K I N G S P L A N



COLOR

Diagnostic map: An early and fragmentary diagnosis of a few central areas of the Harbor Peak site. This map shows
places that strongly suggest themselves as vital, to-be-protected parts of the land, shown here in green. Under the

procedures of sections 4–7, these protected places will later become either pedestrian rights of way and plazas (later to
be shown as yellow) or open meadows and parks for the use of the community (still to be shown as green).

2.2 What is a Center, and How Shall
Centers be Protected and Enhanced

A center is a spot of living beauty in the land. The places marked in green
on the diagnostic map above, provide examples. When you walk around the
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land, as it is today (2004), they are places which strike you with their life,
the life radiates out beyond them, and they beg to be preserved. Centers can
be any size: very small, middle sized, or very large. A trickling stream under
a piece of stone may be a center. A large basin in the landscape may be a
living center.

The intent of this master plan, is not only to encourage the preservation
of living centers in the land, but then to enhance them and strengthen them:
that means, to build buildings and other built structures which preserve and
draw their inspiration from the naturally occurring centers, so that their
beauty and intensity is kept alive. This can be done by building, in stone,
and wood, and concrete and tile and steel and glass, constructed enhance-
ments which support the naturally occurring centers (in the land) with
building volumes, and in the gardens and pavements between buildings, in
the rooms and roofs and windows, and (sometimes) in the smallest details
of the buildings.

The new town, as it evolves, shall always be made so that, as
far as possible, these existing centers, visible in the land, shall
be maintained, and sustained, and improved, by the actions
taken in development. This means specifically that:

a. The public pedestrian paths and roads and public open
spaces — in short, the rights of way which form the life of the
community — shall be chosen to preserve and strengthen, as far
as possible, the centers that inhere in the land itself.

b. The buildings and enclosures created by construction adja-
cent to these public rights of way, shall be placed and shaped to
enhance, and enliven, the deep feeling which lies in the centers
as they exist in the community and land before construction.

This is intended to preserve a continuity from the land as it was, to
the town and buildings as they will be, and. through its unfolding, to
maintain the deep feeling of the place at all times.
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2.3 Diagnosis on a Green-Field Site

Diagnosis is the process through which the land is observed, and scrutinized,
at regular intervals, to identify the living centers, as a guide and source of
future construction, and as precious places of value to be kept and hallowed
by the construction of the town.

An initial diagnosis has been made for a small portion of the site, which
indicates certain natural centers. These are places of natural beauty, which
have specific form or potential., This initial diagnosis has been created to
make the most of the land, as it exists, and will lead to development that
preserves and extends the natural beauties of the site. A few of our initial
assessments are recorded in the site map on page 23 of this section. Further
standards for diagnosis, and the practical nature of the process of diagnosis
are given, by example, in two sections of this plan. One is given in section
3.8(?check). The other is given in section 10.3.(?check)

In an area being subjected to diagnosis, the living centers
shall be identified by the following empirical test: a place within
the area is identified as ‘‘living’’ when two or three people agree
that to them it seems a spot with exceptional life.

Places meeting this test shall be recorded on a diagnostic
map, by the HPA and master plan consultant.

[Note: Validity of this empirical test, and correlations and statistical methods demonstra-

ting degree of objectivity and range of reliability are given in Yodan Rofe, xxx.]

2.4 Diagnosis in the Presence of
Buildings or a Town

In an area where buildings, roads, public works, or exterior structures have
been built, the process of diagnosis is more complex, and requires a somewhat
more complex procedure.

As in the case of nature, the process starts by looking for valuable and
precious places which have life, as they are, using the same empirical proce-
dure defined in 2.3.

These places shall be recorded on the diagnosis maps, and
protected in any subsequent construction that takes place.
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The second way the diagnostic process works, in cases where there is
existing built structure (buildings, roads, paths, retaining walls, and so
on), looks for ‘‘latent’’ centers. A latent center is a center which has the
promise of life, even though it may not be very strongly living as matters
now stand. The criterion for a latent center, is that two or three people
can see, and agree, not only that it has potential as a living center, but
that structure-preserving actions can be imagined (definition in 2.5),
which will bring that place to life.

These places, too, shall be recorded on the diagnostic maps,
and protected in any subsequent construction that takes place,
and some version of the imagined improvement shall be carried
out.

2.5 Performance of Diagnoses

Diagnoses shall be made by the Harbor Peak Administration to-
gether with the current Master Plan Consultant.

Rough ideas about possible, or best, structure-preserving
transformations for a given place, shall be recorded at the time
of the initial diagnosis.

Members of the community shall be encouraged to think
about diagnosis as a routine matter of daily life, and to commu-
nicate their feelings about possible diagnoses to the HPA.

2.6 Structure-Preserving Transformations
on a Green-field Site

It is, in our era, not widely recognized that each act of construction can either
help, or harm, the natural wholeness which exists in a piece of land. The
definition of this concept is probably the most profound and most subtle mat-
ter dealt with in The Nature of Order (see 2.16) - yet it is essential. Most
people in traditional times had a natural understanding of this issue, were
able to deal with it, and dealt with it.

In a nutshell, a structure-preserving transformation is: an act which
first recognizes the existing beauty and order and structure existing in the
current situation, and where the act (design, construction, painting, plant-
ing a garden, anything) then preserves and enhances that existing beauty
and order, rather than harming it.
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This Master Plan is formulated to encourage every act of design and
construction to be a structure-preserving transformation. In order to be able
to do this, people must learn to perceive the wholeness of a given place -
not merely some pleasant or spiritual sensation - but an actual ability to
grasp the essential structure of that wholeness, and then respect it and re-
spond to it. This is not typically done in contemporary planning practice,
and requires newly defined skills and awareness of issues that were not pre-
viously part of conventional practice.

One vital issue involved includes knowing which features of a given
landscape or of a given natural center, give it its centeredness, give it its
essential feeling. Making this observation correctly is a matter of intuition
coupled with analytical ability, and a matter of being able (accurately) to
seize those features of the place which must be enhanced or preserved, because
they are the ones most important to its life.

A second vital issue, even more important, requires knowing what fea-
tures of building — building volume, and hard construction in the land-
scape — will sustain the wholeness that exists. This can involve very subtle
issues. The scale of a thing, its placement on a slope, placement with respect
to the natural direction of a slope, orientation to views, decision as to which
trees to preserve and which to open up, extent of a hard surface, balance of
hard and soft in the treatment of the walking surfaces, use of walls to create
enclosure, but just the right amount of enclosure, not too much and not too
little, the creation of positive space in the land between buildings, walls,
and trees — (one of the most subtle issues of all); and the support given by
a hierarchy of volumes to natural hierarchies of volumes inherent in the land.

All acts of development, and particularly those defined in
Sections 4, 5, 6, and 7, including placement and construction of
buildings, hard surfaces, paths, roads, retaining walls, choice of
trees, planting of trees, shall be undertaken in such a way as to
optimize to the extent reasonably feasible, the enhancement of
the structure already present in the land

2.7 Structure-Preserving Transformations
in the Emerging Fabric of the Town

Initially, diagnoses will be based mainly on nature, and on the natural state
of the land. However, as buildings, pedestrian space, and roads and other
public works are built and established, then the fabric of the town, is per-
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ceived and felt structure, will depend on these human-made features together
with the nature and the land. Thus gradually the diagnosis will describe
centers, emerging latent centers, and living centers, that arise in the newly
created urban structure.

These living centers, too, shall be cherished, enhanced and preserved, by
structure-preserving transformations that come afterwards.

Thus, the future actions of development, once the town has begun to take
shape, will treat the town itself, its built space, its buildings, and its connec-
tive tissue, as a precious substance, which as much as nature, shall be pro-
tected, preserved, and enhanced by further actions.

As the town grows, extensions of major public space, public
buildings, parks, and open areas — all of these — shall be made
in accordance with the same principles and defined procedures
of diagnosis and structure-preserving transformations. These
principles and procedures are attached as part of the covenant
governing the growth of the town under the headings of public
spaces, major centers and major connections. See Section 4.

2.8 Diagnoses Shall be Made Slowly,
Step-by-step, Over a Period of Many,
Many Years

It must be emphasized that a successful diagnosis of the land must be done
carefully and over time, and can only be done carefully, over time. There
are two reasons.

(1) Time. It takes an enormous amount of time, simply to walk the land,
even a few acres of land, examine each place carefully enough, decide,
through experience, which places have the most value, which places are the
most beautiful and have the most potential to remain beautiful, if han-
dled correctly.

(2) Evolutionary change. In addition, the structure of Harbor Peak as
it unfolds in time, has, at each moment in its life, a different overall charac-
ter. This means, in practical terms, that the assessment of which centers are
most important and most lovely, will change, as Harbor Peak evolves. Thus,
even if it were possible to make a complete diagnosis at the start, on the
virgin site, much of it would later be wrong, because it would lack relation-
ship to the emergent structure.

For this reason, the process of diagnosis shall be done incrementally, each
year adding diagnoses of new areas, roughly in the order in which HPA de-
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cides to develop the land. A land diagnosis shall always precede construction
of new neighborhoods (see Section 5), and a new neighborhood shall not be
created until a diagnosis is in place, and is recorded for that place.

There shall be an elapsed time of at least two months, between the time
of the diagnosis for an area, and the laying out of a new neighborhood in
that area. This will allow sufficient time for due consideration of the diagno-
sis, and its consequences, and allow the meaning of the diagnosis and its
accuracy, to settle before taking action on the basis of it.

HPA shall undertake ongoing diagnosis, at regular intervals,
at a minimum at least once every six months. The diagnoses shall
not attempt to make an overall diagnosis of the whole township,
but shall address areas of land piecemeal - those which HPA
deems most useful, or most likely to be needed next for growth
and development.

The ongoing diagnoses shall also be applied to areas pre-
viously diagnosed, where construction has taken place, so that
mistakes, or raw spots needing to be healed, or places that have
potential for improvement, can be realized.

Rough ideas about possible, or best, structure-preserving
transformations for a given place, shall be recorded at the time
of the initial diagnosis.

Diagnoses shall be made by the Harbor Peak Administration
together with the current Master Plan Consultant.

2.9 Model-Making as a Necessary Tool
for Diagnosis

Diagnosis comes not only from walking the land, and from using one’s eyes
and feelings to assess the important centers there. It also comes from a grasp
of the global three-dimensional layout of the land, and from a perception
of unique spots and important places, as they present themselves in the con-
figuration of land, slope, views, trees and buildings.

For this purpose, models are indispensable. Years of experience have
shown that the best scale for such models is 1:200, or 1/16th inch to one foot.
The models do not need to be fancy presentation models, and they do not
need to be expensive. They need to be constructed so that they help a person
grasp the land and buildings.

The essential purpose of the model is to allow a person to see the overall
configuration of the land, and to judge the spaces that are actually felt by
a person walking on the corresponding land.
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The Harbor Peak master plan requires that every diagnosis
which approaches a definitive state, and every process of dis-
covering, defining and laying out a new neighborhood, shall be
accompanied by the construction of a 1:200 cardboard model,
with the following physical attributes.

* Cardboard contours to be made from corrugated cardboard,
each layer representing a 2 foot vertical contour interval.

* The ground to be represented by gray-green modeling clay
(plasticine), laid over the corrugated cardboard.

* Buildings to be made to scale, with walls and roofs made
of manila folder material - a cardboard stock which is which is
11 pt.

* Trees and vegetation masses to be made of wire or small
dowels or dry twigs with model-maker’s lichen (flock) and paper
representing foliage.

These models, shall, of necessity, be built piecemeal, as new
neighborhoods are considered and formed. Individual models
shall be built by the developer, or land owners, under the super-
vision of HPA. It is recommended that, unless the necessary
skills exist, they be built for the owners, by HPA master plan
consultants. They will be presented to the HPA when first made,
and will form an indispensable tool in discussions and decisions
about diagnosis.

2.10 The Overall Aggregated Model of
Harbor Peak

A given neighborhood must respond not only to the land upon which it is
proposed, but must also respond to the context beyond its borders. In order
to be well adapted, it should respond to the nature beyond the neighborhood
boundary, and to the surrounding existing built context — the neighbor-
hoods and public places and paths and roads which have been built before.
For this purpose, it is invaluable to see the models made previously, of these
adjacent contexts, placed together into a continuous large model.

This model will show prospective buyers and citizens, what progress has
taken place, what is contemplated, and help them make decisions about their
own role in the future of the community.

The various neighborhood models shall remain the property
of HPA, and shall be kept, permanently, in the Harbor Peak
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planning office. Each piecemeal model shall be made so that it
fits together with previously made models, so that gradually a
complete model of the Harbor Peak topography will be built up.
The composite model, at the scale stated, will be about 25 feet
by 25 feet in size. It will contain movable portions, so that one
can reach any portion of the model to make adjustments, or
experiments.

The composite of models shall be available for public
inspection.

Prospective owners, architects, and developers, will have the
opportunity to examine the model and, under supervision to
prevent damage, to place test models in position, so that the ade-
quacy of newly contemplated actions may be judged, and fine
tuned.

2.11 Model Making as a Necessary Tool for
Structure-Preserving Transformations
in the Creation of Building Volumes

The creation of building volumes which support and sustain the structure
of the land, requires continuous attention to structure-preserving transfor-
mations. See references in 2.16.

Here again, the operational procedure which will help applicants and
officials to understand best what buildings volumes are genuinely structure-
preserving, lies in the use of models.

At the time of submitting a neighborhood patterns of lots and
buildings, and once again at the time of submitting a building
design for approval, the owner shall prepare a cardboard model
of the proposed building, which shall be placed on the extant
model of the neighborhood, and judged in place, then modified
and improved, until it is not possible to see an improvement in
its structure-preserving character.

Once again, it is emphasized that the model made by an appli-
cant shall not be judged by its degree of finish, or its elegance
as a model, but shall be judged only by the extent to which the
proposed building volume is seen to support the land, the char-
acter of the land, and the morphology of the neighborhood as
a whole.
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2.12 Full Size Mockups as a Necessary Final
Tool for Structure-Preserving
Transformations

Many issues are best evaluated in full scale mockup. In many situations,
drawings cannot accurately and fully reflect the reality of what is being pro-
posed, and full scale mockups are a quick effective and cheap way to actually
gauge the impact of a possible action which is under consideration.

As a building project moves towards planning permission, the
owner shall be required to make simple full size mockups, of its
volume, and exterior spaces.

Building volume mockups shall be made by a combination of
stakes, set in the ground, with tall 2 x 4s or other braced posts
with strings indicating the outlines of the proposed volume, in-
cluding the roof lines. A member of HPA shall examine these
mockups and after discussion and adjustment, may give a go-
ahead on key volumetric aspects of the building design.

Progress to design drawings shall not proceed until this
mockup has been approved.

2.13 Professional Help

The issues and approaches defined in this master plan are so fundamental,
so important, and so relatively unfamiliar, that professional help will most
likely be needed.

Therefore, the master planning consultant, who drafted this plan,
or others chosen by HPA, shall maintain an ongoing relationship
with each project, and be on retainer that is paid by each landowner
directly, as a tithed fee on each property. This fee shall be paid as
part of the responsibility of ownership, when diagnoses are being
made, when neighborhood planning is being done, and when build-
ing placement and creation of coherent exterior open space is
undertaken.

Administration of this professional service shall be governed
by HPA.
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[Note: The amount of this tithe will be limited, in a fashion consistent with practice in

Oregon and California counties. We do not believe it needs to be too expensive. Maintaining

this service on a regular basis will be the life support of the whole project.].

2.14 References and Incorporation by
Reference

The judgments involved in deciding questions of diagnosis and structure-
preserving transformations are highly complex. In cases of doubt, or in cases
where disputes might arise in the application of these principles, we refer
the county officials, and landowners and the Harbor Peak Association to the
technical textbooks in which these concepts have been set forth. The primary
sources of information lie in the indicated chapters of The Nature of Order,
Books 1 through 4, published by Center for Environmental Structure Pub-
lishing, Berkeley, California.

The chapters from The Nature of Order referenced below, are
hereby incorporated by reference, as a legal portion of this mas-
ter plan.

[References: Centers and WholenessBook 1, chapters 1-5

DiagnosisBook 1, chapters 7-9

Structure-Preserving TransformationsBook 2, chapter 2, and chapters 3-18].
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3.1 Introduction

In any piecemeal process, whether in biology or town planning, a vital ques-
tion always arises: how do the larger wholes, the largest centers of all, form
themselves, what stimulates their occurrence, what stimulates their move-
ment towards completion and wholeness.

Traditionally, in 20th-century planning, the larger wholes were provided
by maps — drawn plans — which show the configuration of the whole, and
force future construction into the straightjacket of these lines.

However, for reasons stated in the Introduction to the plan, this method of
achieving coherence, has an enormous cost. The resulting towns are dry, often
lifeless, and have the quality of mechanical, and starkly antiseptic order. This
plan has been deliberately created to permit a more organic form of develop-
ment that arises from the land, from adaptation to the land, and from the
sequence of adaptations, each one of which creates a different context, and
hence a more living result, from the adaptation to the constantly evolving
whole.

But since the Harbor Peak plan is committed to a more organic way of
doing things, and contains the machinery for implementing these more or-
ganic things, it must also contain an organic, not preplanned, method for the
growth and development of coherence in larger wholes — especially in the very
largest wholes.

In this section, we present the solution to this problem. It is a fundamental
and essential part of the plan.

3.2 Progressive Differentiation through
Center Formation

The larger centers which give a town its distinctive flavour, and character,
and life. They have come into being, almost always, as a result of some delib-
erate understanding, and some deliberate intention. There are these issues
to consider.
1. A major center, which ultimately comes to shape and play a defining role
in a community, is often defined, long before, by a simple and highly genera-
tive act. The Chichester Cross is an example — which started life, perhaps
2500 years ago, as a sacred tree or small cross, merely playing a modest, sym-
bolic role at the time of the founding of the place. A thousand years later,
it had grown in importance and emotional spirit, all of which was then
consecrated by the building of the Chichester Cross, a beautiful late gothic
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structure that stands to this day, near the cathedral. So, in some form, marks
made in modest form, are chosen, as a go-player plays his first, all-important
stones, in such a way as to set a field in motion that guides the growth of the
future by providing an important center, to cling to, adhere to, and enhance.
2. As the major centers develop, they will be enhanced, further, by minor
centers and connections, still quite large, and vivid in their own right as
centers.
3. Locally, too, centers will be created from other formations of centers,
largely by strengthening positive space.

[Note: A profound example of this type of process — illustrating the growth and evolution

of St. Mark’s Square, Venice, as it extended steadily over a thousand years or more — is given

in The Nature of Order, Book 2, pages xxx–xx.].

3.3 The General Character of This Center-
Forming Process

In view of a pressure towards simplicity, as the complex configuration arises
out of diagnosis, it is imperative that the potential disorder being created
by the random-like character of the land and its configurations, there is a
countervailing force which creates or generates highly simple structures, to
bring simplicity and order to the configuration.

Alternatively, we may equally well see this process in reverse: that mor-
phogenesis naturally and spontaneously creates locally symmetric structures,
and that their simple order then comes in conflict, or enters necessarily into
adaptive interaction with its surroundings, modifying the simplest symmet-
ries, and forcing generation of limb-buds, which begin new centers of local
symmetry, when the old one is exhausted or is too restrictive to be any longer
useful or possible.

3.4 Templates for Possible Urban Limb Buds

There are a variety of simple, archetypal configurations which allow, or en-
courage formation of a coherent, bilaterally symmetrical limb bud. Here are
examples of some different basic types:
* Symmetrical space, with a well marked axis.
* Space surrounded by roughly symmetric buildings forming a wall or enclo-
sure on two sides
* A space with a symmetrical building at one end.
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* A smaller center hanging off a large one, and giving it additional strength.
* Intensifying the shape of a larger center.

These symmetry principle shall be brought into play, to gen-
erate the morphogenetic fields, in the manner specified in sub-
section 3.13.

3.5 The Overall Spatial Pattern of the
Urban Cores (the pale-blue field)

In response to the diagnoses which have been performed in the past, and to
the overall current state of the diagnostic map for Harbor Peak, it is possible
to draw a field which represents an approximation of an appropriate overall
gestalt for the future distribution of urban cores in the Harbor Peak commu-
nity. On the opposite page, we see a representation of such a field. The pale
blue areas, and above all the overall configuration or gestalt of these pale
blue areas, represent a hint of the emerging town which can arise and which,
in relation to the present diagnoses, would most beneficially arise.

Of course, the places referred to as urban cores are not truly urban, in
the sense of cores in Chicago or San Francisco. They can in many cases be
extremely modest. For example, the small community of Nicasio in Califor-
nia, has less than 200 households spread over a wide area, but it has a beauti-
ful small square, with a baseball field forming the town green, with four
roads on the four sides, with three small stores, a restaurant, and a rarely
used church. There is green grass and fields visible in all directions; it is ex-
tremely rural. Yet it forms a strong and beautiful center, which charm
and magnetism.

The pale blue field indicates the main lines and areas which might, pos-
sibly begin to form a connective net and distributed small urban centers in
Harbor Peak. The positions are not required, nor are they coercive: they are
suggestive only. Nevertheless they are to be taken very seriously, as a stimulus
toward a coherent and valuable community.

The land in the areas that are blue, shall be intended for peo-
ple who wish to contribute toward the social life of the town, the
small scale shops and cafes, workshops or businesses, and to any
other socially useful activities which may naturally draw people
to them.

In general, the houses built on these lots shall have, along the
frontage, at ground floor, either workshops, or shops, or other
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Step 3.5. The pale blue growth field, indicating a tentative layout of urban centers, and their possible relation to one
another. This global configuration will guide detailed development to create the broad pattern of urban centers.

activity more interesting than the house itself. The dwelling it-
self shall be located above, or behind this street frontage.

The community, guided by HPA, shall make every effort to
discuss and modify and improve the pale blue field, as time goes
by, thus making a succession of steps towards social value in
the future.

49

I N I T I A T I N G G R O W T H O F T H E L A R G E S T W H O L E S



Step 3.6. The field of golden dots, seen in the context of the pale blue growth field, indicates a tentative layout of main
urban buildings, and their possible relation to one another. This global configuration will guide detailed positioning and

development of the main public buildings, one by one, to as to create approximately this spatial pattern.

3.6 The Point-Field of the Most Important
Buildings in the Town (the golden field)

In order to create a natural and felt order in the town, one that is deeply felt
and experienced every day, there must be buildings that form focal centers —
special, differentiated, buildings — which both stand out, and also provide
the points of anchorage for the most important public spaces in the town’s
urban core.
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Here the field identifies the natural positions for important buildings,
or large masses that have some height. These spots are determined by an ex-
tension of the diagnosis process, and without regard, at first, for what these
buildings might be, in function. All that this field says, is that important
public buildings, placed as markers in the land, will be the guiding lights
of the community, and ultimately of its space and social life.

The land marked in these ways shall not be sold, nor building
permits given, until some building, earmarked as special, and
with special height, or shape, or material, or color, shall be iden-
tified, its function and source of funding provided for.

3.7 Forming Coherent Space to Make Public
Squares in Each of the Individual Urban
Cores (the dark blue field)

In each space, dominated by one or more special buildings, the space itself
needs to be shaped to bring out the uniqueness of the interaction of the build-
ings and the land. Above all, around that space, the buildings which grow
must help form the space: and the space-and-buildings together form a
unique configuration.

However, like everything else, this space-and-building configuration
cannot be forced. It needs to grow discretely, slowly, from the interaction of
individual shopkeepers and householders and their workshops, paying hom-
age to the building which dominates the square.

The town shall exercise the necessary rigor in the placing of
buildings surrounding these squares, so that the space comes to
life, and the public buildings identified take on special weight,
by virtue of the way the smaller buildings help to point to-
wards them.

The dark blue field indicates encouraged building positions
within an individual urban center.
* Owners shall be given incentives to build to the envelope.
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Step 3.7. The dark blue growth field indicates a tentative layout of urban spaces, formed by buildings to be centers, and
their possible relation to one another. This global configuration of building masses and contained urban space, guides

detailed development to create the foundation of Harbor Peak’s pattern of urban centers.

3.8 How the Three Growth Fields will
Stimulate Formation of the Three
Necessary Types of Larger Pattern

All three of the scales described in subsections 3.5, 3.6 and 3.7 require help
beyond mere diagnosis of latent centers plus responses from acts of develop-
ment. The Master Plan provides for this system of guidance fields, which
themselves emerge from the ongoing diagnosis and development, but also
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guides the creation of a more coherent urban pattern that will help to develop
spatial urban cores that are geometrically and functionally coherent.

The essence of the situation is twofold.

First, each of these three fields shall carry specific incentives that
strongly encourage prospective landowners who buy land in
these areas, to undertake useful development for the public
good, to live and work there, to provide services, and to help
make the public spaces pleasant, useful, and attractive for com-
munity and casual associations on a daily basis.

Second, in order to maintain a dynamic relation with the
(now unpredictable) directions the town growth takes in future,
it shall be borne in mind that these three fields, unless zoning
maps, are changing and fluctuating annually, in a way guided by
the HPA, keeping pace with changes and developments in the
community, and adapting new versions or modified versions of
these fields to make the most of opportunities as they arise.

3.9 Incentives Coupled with the Pale Blue
Field

Requirements for the pale blue field:
* Is required to place buildings to form useful connective pub-
lic space.
* Density is required to be greater than 50% lot coverage
* The lots built in the plae blue field areas shall uniquely be given
an advance ability to split lots at some future date. Thus as den-
sity grows, the landowner will be enabled to make money on his
investment in the community.

Incentives
* Property is sold by HPA to the developer at 50% discount.
(?This takes the form of a rebate: the developer shall make pay
full payment to HPA; upon completion of the construction in
accordance with requirements, HPA will refund half of the
money paid for the land, with interest.)
* A land owner in this area can buy small lots, cheaply.
* Each landowner shall place his buildings to form useful con-
nective public space.
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3.10 Incentives Coupled with the Golden
Field

The absence of genuine public buildings is one of the most serious problems
in modern day urbanism. In traditional towns there was always a system
of main recognizsable public structures: a church, a pub, a bridge, a fountain,
a tower, a mansion with a public presence, a library, a cafe, a park, a beauti-
ful seat, a lovely tree. In modern development construction, a pale shadow
of some of these items is occasionally present, but most often, there is no heart
and soul in them, they are not inspiring to be around, not inspiring to visit,
or to live with every day.

This is essentially because the aspect of these buildings that existed in
traditional towns was something glowing, something one might consider as
a spiritual or religious in its deeper aspects. Yet, in fact, it had little to do
with organized religion. It was more a question of the pride that people
had, a belief in themselves, an expression of soul that was publicly motivated.
And this quality was reflected in a certain majesty in the architecture: not
necessarily expensive, but grand nevertheless. Even a modest public bench
was shaped to be a thing of beauty, which reminded people who they were.

This quality, we may call spirit, depends on the careful choice of such
buildings, and then on the provision of these buildings with a majestic and
authentic face which brings the human heart face to face with people going
about their daily lives and reminding them of their own value. Modern con-
struction has as a rule done none of this.

The following incentives shall be implemented to encourage
the creation of the golden field:
* Public buildings occupying the positions indicated by the
golden field, shall receive a cash grant of 50% of construction,
from HPA.
* Buildings built in this category will be sought and encouraged
by the HPA.

3.11 Incentives Coupled with the Dark
Blue Field

Dark blue field:
* Developer is required to build to the envelope indicated on the dark blue
field map, within a tolerance of 1’.
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* Is required to build at least x% of the buildings structured so as to accom-
modate both residential and business use.

* If a developer buys a lot or piece of land that sits in the pale
blue field, and wishes to take advantage of the blue field incen-
tives, he must fulfill both the more general requirements of the
pale blue field, but also the detailed requirements of the dark
blue field.

3.12 Annual Adjustment of the Location
and Incentives of the Fields

This approach is fundamentally different from zoning. It allows the subtle
development of the whole over time, in part because these fields will be ad-
justed over time, in response to the evolving reality of Harbor Peak. The
exact location and configuration of the fields will be adjusted to respond to
the buildings already built. Thus the rigidity of zoning is avoided. In addi-
tion, the fields do not force a particular pattern of growth or segregation,
they merely encourage a certain structure of wholes to develop.

The configurations of these fields shall be reviewed and ad-
justed from time to time by HPA as it sees fit, but at least once
a year. The incentive structure shall likewise be reviewed and ad-
justed, but in no case if a developer has undertaken a project un-
der a particular incentive shall the incentive for that particular
project be adjusted after the fact.

3.13 Criteria for Defining and Upgrading
the Fields: The Role of Local Symmetries

Where do these fields comes from, and how are they defined?

Genesis of the pale blue field. What are the site specific components
that allow us to generate the pale blue field?

* We choose areas that are marked highly valuable in the diagnosis
* Most of these sites are on slopes, thus creating a natural vector along the
contour, and create areas which are long and narrow with an axis of symme-
try along the contour.
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* Along the edge of the slope there are identifiable views. These are highly
site specific and can change within a few feet. The axes that are most promi-
nent, and most beautiful, form natural lines going outward from the slop.
* The overall array of blue patches has a sweep and connectivity. The swarm
is located at what appears most likely to become the natural center of gravity
of the community.
* The blue patches are also distributed to be a connected array or centers,
thus potentially forming a true heart of the town.

Genesis of the golden field. What are the site specific components
that allow us to generate the golden field?

* Each of the buildings or gold spots in the field is placed in a commanding
position, with respect to the areas defined by the pale blue field.
* This commending position may typically be in the middle of a long curve,
looking outward, or
* It may be on the axis of the long pale blue area, thus positionally forming
the ‘‘head’’ of the center and space that will occur there.
* These rules are very approximate. In other instances important accidents of
placement, watercourses, views of distant mountains, may dictate a unique
position which uniquely gives the blue area its character and its main
subcenter.
* The placement of the golden spots form a coherent field which should, as far
as possible, delicately indicate the overall form and thrust of the township.
* Within this array of golden spots, the size of the gold spots indicates impor-
tance or sense of priority.
* There is also an implication that the gold spots will generate buildings that
stand out. They may stand out by height, by symmetry, by ornament, by color
or material. They may in one or two instances be large. However, others may
be extremely small. It is their imposing uniqueness and beauty that matters
more than the physical size or height.

Genesis of the dark blue field. What are the site specific components
that allow us to generate the dark blue field? Here the issue concerns space,
and the beauty and coherence of space.

* The beauty of space, especially urban space, depends on its positiveness.
* Roughly the positiveness of the space depends on the extent to which it is
shaped and surrounded, for at least part of its perimeter, by buildings.
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* It is also valuable that the building masses are punctuated, sufficiently, so
that view out to larger wholes and spaces are possible.
* On a sloping site, as most of these sites will be, the downhill (open) side
of the space will more often need to be open, while the uphill side will most
often need to be fully enclosed or very nearly so.
* The shape of the space, oriented to the view and long along the axis of
the contours, is the vital issue, and the beauty of this shape will come almost
entirely from the way in which the buildings form an envelope.
* If one of the major buildings ( from the gold field) is part of the envelope
of the space, then it is extremely important that the other buildings forming
the envelope somehow enhance and "point towards" this important building.
* The buildings that surround the space may in many instances need to touch.
This virtually requires a masonry wall, at least at ground level.
* Further, as specified in the description of the blue field, many of these build-
ings will contain workspace or commercial space, or workshops, at ground
level, thus forming a friendly and public front to the space.

The above criteria shall be applied to all lot subdivision and to
all building permits for construction in the pale blue areas.
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S E C T I O N 4

D E N S I T Y D I S T R I B U T I O N

L O T S I Z E A N D L A N D U S E
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4.1 The Fundamental Role of Lots and
Dwellings

There are to be 1300 lots in Harbor Peak. Each lot shall be al-
lowed to have one dwelling built on it.

In addition to the house, each lot may also have up to 1000 square feet
of workshop, workspace, or commercial space built next to the house or under
it or over it. In addition each lot may have an in-law apartment or cottage
on the same lot.

There shall be no zoning by use types. Instead so long as each lot has
one dwelling on it, the lot may support some mixture of these functions. The
lot is always understood on the basis of the fact that it contains, or may one
day contain, a dwelling.

4.2 The Density Gradient

The site of Harbor Peak has a natural focus on the ridge which is, topograph-
ically, the highest part of the land. There is a natural sense that high density
should accumulate around that area, and fall off towards the periphery of
the town. This observation was made by Bill Buchanan and other col-
leagues. They based it on analysis of the density patterns in European hill
towns — which have had centuries to evolve and which add to the beauty
and drama of the landscape, rather than blight it; on analysis of how to
strengthen and clarify, rather than muddle, the natural forms of the hills
as seen from a distance. The same pattern is indicated when we analyse the
terrain most naturally suited for building, and that most naturally suited
for growing things. The resulting vision of the town is illustrated in the
sketch on the opposite page.

In Harbor Peak lot size and construction density shall not
be uniform across the land, but shall instead be modulated in
response to the natural order of the land, according to the pre-
scriptions given in this Section.
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Impression of the ridge top of Harbor Peak, seen from the East.

4.3 Built Land Alternating with Natural
Land

It is our intention to provide mechanisms which will encourage both un-
touched natural land and natural terrain embellished by human hands to
be part of the life of the people in the town. These enhanced natural areas
will, in effect, form pockets of zero density. The un-built land will offer gra-
dations along the range of public to private, offering a full range of choices
from the lively park to the quiet garden.

The overall pattern of built and natural terrain, is to be made in confor-
mity with the understanding that the terrain can, naturally, form breaks,
fire breaks, a natural counterpoint, to what is built. In broad outline, 25%
of developable land will be protected and enhanced in its natural state, and
then carefully interwoven with developed areas so as to prevent the unifor-
mity and destructive sprawl that has too easily arisen in developed town-
ships controlled by 20th-century techniques of zoning.
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4.4 Summary of Acreage

The township of Harbor Peak, includes 695 acres in total, of which 560 acres
lie within the urban growth boundary (UGB), and the remaining 135 acres
lie outside the UGB and are protected from development. Of these 560 acres,
123 are too steep for construction, leaving 437 which have less than 35% slope
and are suitable for building. One quarter of these 437 acres are to be pre-
served for fingers of natural vegetation, and three quarters, or 328 acres, are
to be dedicated to construction of neighborhoods including roads, homes, and
workplaces. On these 328 acres a maximum of 1300 single lots are to be built,
and these lots may contain one dwelling per lot, together with ancillary
workplaces and in-law cottages.

The 695 acres altogether of the Harbor Peak community altogether may
have upon the 327 acres of land to be developed a maximum of 1300 house-
holds, together with all other necessary related built space, for community
buildings, business, public facilities and workplace-related structures, as set
forth below. The 695 acres shall also include natural topography, existing
vegetation, natural views, a few scattered buildings currently occupied, log-
ging roads, and initial access roads from the community of Harbor and from
the South Bank River Road.

4.5 The Density Distribution

In Harbor Peak, density shall be defined as the number of lots
permitted per acre. The arithmetical view of the density distribu-
tion is shown numerically in this section 4.5. The same informa-
tion is presented graphically in the diagram in section 4.6, and
topographically (that is, as distributed across the land) in sec-
tion 4.7.

The mean overall density on the 328 developable acres of Harbor Peak
designated as suitable for development is approximately 4 lots per acre. The
most common density types are in the range of 4-6 lots per acre. The highest
density allowed anywhere in Harbor Peak, is 30 lots per acre. In the present
distribution there are only 4 acres of this density within the entire township.
The two lowest density-types of 1 lot per acre and 1 lot per two acres together
cover nearly one half of all the land to be developed in Harbor Peak, a total
of 127 acres.

The numbers from which the density map and diagram and their statis-
tics are derived, are presented in the following table.
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D I S T R I B U T I O N O F D E N S I T Y B Y
A R E A S A N D T Y P E

target densities listed in order of increasing density

HOUSE TYPE DENSITY ACREAGE HOUSES

Very Large Lots, Gentle Slope 0.5 per acre 49 acres 25 houses

Large Lots, Gentle Slope 1 per acre 78 acres 78 houses

Single Family Houses 2 per acre 58 acres 116 houses

Loose House Group 4 per acre 48 acres 192 houses

Tight House Group 6 per acre 26 acres 156 houses

Urban Center 6 per acre 31 acres 186 houses

Stepped Terrace Houses 10 per acre 8 acres 80 houses

Spanish Steps houses 13 per acre 13 acres 156 houses

Row Cottages 13 per acre 6 acres 78 houses

Ridge Top Houses 16 per acre 7 acres 112 houses

Live-in Workshops 30 per acre 4 acres 120 houses

TOTALS 328 acres 1299 houses

4.6 Graphical Representation of Areas of
Different Density

The graphic distribution on the next page does not show topographic loca-
tions of areas of different density, but merely shows, graphically, the relative
quantities of different density types. Each density has an area, in the dia-
gram, that is proportional to the total area of that density type on the ground.

Diagrammatic distribution of quantities of different densities in the 328
acres of land to be developed in Harbor Peak. Each density is expressed in
dwelling units per acre.
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Step 4.6. Graphical Chart. The numbers in each area show the density in lots per acre. Dark blue is the most dense,
lightest blue the least dense. The area of each color shows the relative number of acres of that color, at the same scale as

the areas on the map opposite.

4.7 Topographic Density Map (Illustrative
simulation only)

Illustrative plan showing density distribution for approximately 1/3 of Har-
bor Peak. Numbers show lots per acre in each zone: the darkest blue repre-
sents 30 per acre; the lightest represents 1 lot per acre. Green represents the
required 25% of protected natural land. Dark gray represents land that is
technically unbuildable.
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Step 4.7. The central area, with a density map showing positions and relative areas of of different densities.

4.8 Protected Natural Land

As stated in subsection 4.3, twenty five percent of the developable
land in Harbor Peak shall be designated as protected land, to be
preserved in perpetuity in a natural, or managed natural state or
park land. This land shall be shown on the density map, as green.

The practical assignment of the protected green land, shall
be made each time that a new neighborhood is staked out and
planned (see Section 6). Thus, if a neighborhood of x acres is
planned, at the same time an irrevocable assignment of x/3 acres
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shall be made to the stock of protected land. The protected land
shall be adjacent to the neighborhood (part of its boundary,
for instance).

4.9 Commercial Space, Professional
Workspace, Workshops, and Employment

With the exception of public buildings, all non-residential con-
struction shall be regulated and established in relation to dwell-
ing lots, so that by referring density calculations to dwelling lots
alone, the overall density of all construction including non resi-
dential construction, is fully taken into account.

Every legal lot in Harbor Peak shall allow construction of one
dwelling, (plus an in-law cottage, see section 4.10), together with
up to 1000 square feet of commercial workspace. Thus Harbor
Peak shall permit a freely mixed use environment, according to
people’s needs and inclinations, and will contain both resi-
dences, and shops and small businesses associated with the resi-
dences, if the resident so desires. Limitation of commercial use
is achieved by area (see subsection 4.13 below).

As stated above, the baseline amount of shop or commercial
space allowed per lot in addition to the residence, is 1000 square
feet over and above the residence. If a resident wishes to build
more than 1000 square feet of commercial space, approval must
be given by HPA. In return for this permission for extra space the
resident shall build a positive contribution to the public space in
the immediate neighborhood or its environs. For every 100
square feet of commercial space allowed to be built above 1000
square feet, the resident shall contribute at least $2000 to the de-
velopment of public space in Harbor Peak, and shall undertake
this improvement, in coordination with HPA. Such improve-
ments would include building benches, gardens, trellises, foun-
tains, gates, and so on.

4.10 In-Law Cottages

On each lot in addition to a dwelling and workspace, an in-law cottage,
for rental or for the use of family members, may be built. The in-law cottage
may have a built area no greater than 700 square feet, and shall not encroach
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into the designated garden area associated with the lot (see Section 11, in
Part Two of this plan).

4.11 Multifamily Residential Buildings

Since density is expressed in number of lots per acre, the underly-
ing assumption is that all dwellings have their own land. As de-
scribed above, the dwelling shall also be permitted a certain
amount of ancillary business or work-related construction,
within the lot assigned to the dwelling. In the case of a single
family house, this is easy to understand.

Even in cases where high-density construction of dwellings
is to take place, the individual dwellings shall be built in such
a way that each one is assigned a certain lot. Thus each dwelling,
even in a multifamily building, shall stand on its own land, have
access to its own outdoors, and shall have direct access from the
dwelling to the public commons and public right of way.

This means that apartment buildings, in the sense of build-
ings with interior corridors, or galleries for access to individual
dwellings, are not permitted in Harbor Peak. Multifamily con-
struction must take the form of row housing, or connected build-
ings, subdivided according to condominium law, in which each
dwelling retains direct access to the ground, and direct access to
public pedestrian ways. This rule shall apply even in the case of
dwellings which are built for rental. Even in multifamily con-
struction, each dwelling owner retains the right to build some
square footage, for business or for work on that lot, up to a built
area of 1000 sf, as described in section 4.9.

There are two exceptions: Hotels and old-age homes. A hotel
or old age home which provide care and supervision, shall be
considered as a single building. The density of rooms per acre
allowed for such a project, is given in the following table. Such
projects shall require special permission from the HPA, and shall
also require 80% of the landowners within a 300 foot radius to
support them.
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4.12 Limitations on Lot Coverage and
Built Space

Oregon’s strong libertarian ethos indicates that residents want to have the
freedom to add rooms, to shape and add to their houses over time to suit
themselves, and this Plan explicitly permits and encourages that activity.

The plan intentionally provides no absolute limits on square footage of
dwellings, since it is the intention of this plan to support organic evolution.
The belief that someone should be able to add a bedroom when a child is
born or a giant shop when one gets a notion to build a boat is strongly held
and worthy of respect. We also believe that too many limitations would un-
helpfully interfere with unexpected future creativity & organic development
(where there is suddenly a new demand for space that may not be where at
first anticipated).

It is hereby stated that there shall be no explicit limitation on
residential square footage for any given residence.

The initial layout of a neighborhood shall indicate a rough
footprint size for each residence, and a tolerance for adjustment
during design and construction, which together indicate a maxi-
mum size to which the house can be initially built. After initial
construction the house can be further added to, without explicit
limitation as to square footage of residential space, so long as the
main garden space as initially staked out is not built upon.

If, in the future, Harbor Peak requires such limits, the modi-
fiable (and variable) neighborhood-by-neighborhood private
covenants shall provide the opportunity to permit them. (what
are these covenants, and where are they defined and what is the
procedure for creating them???)

4.13 Estimated Overall Amount of
Construction at Build-Out

A distillation and summary of points delineated in later sections of the plan
suggest that the estimated most likely amount of construction at build-out
(including both residential and non-residential) is approximately 1.6 mil-
lion square feet of built space, and the estimated maximum at build-out is
2.25 million square feet of built space.
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4.14 Periodic Revision of the Density Map

* The density distribution shall, if necessary, be revised each time
a new neighborhood is defined.
* The density distribution may also be examined and revised
more frequently, at the discretion of HPA.
* Whatever revisions are proposed, density will be adjusted in
such a way that the total number of houses remains at, or below,
1300. This maximum shall remain fixed, unless modified by
Curry County, as an amendment to this plan and a Comprehen-
sive Plan Amendment and also approved by the HPA.
* For land already sold by HPA, once sold the density allowed
on that land may no longer be adjusted up or down by HPA, un-
less the owner of the land approves this adjustment in writing.

4.15 Illustrative Example (Narrative)

We illustrate the process of modifying the density map, by referring to the
new neighborhood, given as an example in sections 6, 7 and 8. At the time
of drafting this master plan for submission, we chose an area to begin build-
ing, in the area just south and south-east of the Harbor Peak: an area of
4.3 acres, all told, shown in the following drawing.

In the state of the density map prior to laying out this neighborhood,
the area in which the neighborhood is proposed was categorized at 13 lots/
acre, thus allowing a total of 56 lots.

In the approach that we now wish to take, the density in this area is
roughly uniform, and includes only 17 lots, thus a density of 4 lots/acre. This
is a reduction of 39 lots.

To compensate for the loss of 39 lots, an area at the north of the central
ridge composed of three pieces of land is increased in density, with a total
gain of 39 lots. This is shown in this revised map (overleaf ) which may be
composed with the initial condition shown in subsection 4.7, and is calcu-
lated in detail in subsection 4.16.

All adjustments to the density map by HPA shall follow this general pro-
cedure, allowing a reasonable re-distribution of density which responds to
unfolding conditions over time, while ensuring that the overall number of
lots in Harbor Peak is preserved.

The modified density distribution, shows lower density in the area of
the proposed new neighborhood, and a compensatory increased density in an
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Step 4.16. The central area, with a modified density map after adjustments have been made, while keeping the overall
total dwellings constant.

(as yet unplanned) area toward the north end of the ridge. This is now
adopted as the current density map.
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4.16 Example of Calculating Allowable
Number of Houses for a new Neighborhood,
and then Adjusting the Overall Density Map

In this example, the area of the proposed new neighborhood is 4.3 acres.
Based upon the original density map, the proposed neighborhood sits in the
13 lots/acre density zone; for the proposed neighborhood as a whole this zone
gives an allowed total number of lots of 56. See calculations below:

In considering creating this neighborhood, HPA has deemed it more ap-
propriate to have only about 17 houses on this piece of land. The density in
this area will be therefore be adjusted downward, so that the entirety of the
4.3 acres is placed in the category of 4 lots/acre. (see map)

New neighborhood, before and after adjustment

DENSITY ACREAGE HOUSES

BEFORE 13 4.3 56

AFTER 4 4.3 17

This nbd. area has 39 (56 minus 17) fewer lots than the density surface
previously allowed, and thus requires HPA to adjust the density surface else-
where, to allow the placement of 39 more lots elsewhere in the Harbor Peak.
In this example, HPA will do so by converting some land near the northern
end of the ridge from 6 lots/acre to a higher density category of 30 lots/acre.
See map showing the three pieces of land which together total 1.6 acres, and
the calculation below.

North ridge area, before and after adjustment

DENSITY ACREAGE HOUSES

BEFORE 6 1.6 9

AFTER 30 1.6 48

Thus the number of dwellings allowed for this north ridge area has in-
creased by 39, and the total number of dwellings allowed in Harbor Peak
remains unchanged.
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SE C T I O N 5

P U B L I C R I G H T S O F W A Y
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5.1 Introduction

The Harbor Peak Master Plan has one particularly fundamental and inno-
vative aspect: The plan is consciously, and explicitly, based on the proposal
that human beings, adults and children and animals walking, are the essence
of which community is made, and that the land given to the community for
movement is configured in such a way that the priority of pedestrian space
over all forms of vehicular traffic is to be established, without in any way
causing a deterioration of needed daily access by car and truck, and while
maintaining the highest level of access for fire-safety vehicles, ambulances,
construction vehicles and other necessary road-based transportation.

In this section we set out the core of the new approach which will allow the
community to generate a road and path structure that will enjoy the benefit of
these apparently contradictory aims without impediment.

In reading this section, the reader should bear the following in
mind: Whenever a right of way is defined, it shall always be done
with the understanding that necessary additional vehicular ele-
ments — roads, emergency vehicle access, and parking rights —
will be assigned to some portions of the right of way and certain
surfaces within that right of way, and will be assigned areas,
widths, specifications, and surface-materials consistent with the
vehicular needs and conditions defined in Section 8.

However, it shall also be understood that every right of way is
to be regarded as primarily PEDESTRIAN, in conception and
use, and that the vehicular portions, that are for the use of cars,
trucks, and emergency vehicles, are to be regarded as SECOND-
ARY, and subsidiary to the core of each right of way which is to
be pedestrian.

5.2 The ‘‘Pedestrian’’ Nomenclature for
Rights of Way

In present day parlance, the term ‘‘public right of way’’ has been gradually
taking on a diminished meaning, and has devolved in people’s minds to more
or less mean "roads". Pedestrian sidewalks, or paths may be grafted on to
the road, within the right of way. The idea of using the term right of way
to refer specifically, and all-embracingly, to a PEDESTRIAN right of way,
may seem unusual, and inconsistent with current practice. It is however,
intentional.
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The ultimate purpose of public rights of way is to provide access and
convenience and pleasure to people, and to create a world where people may
freely and comfortably walk about. That aspect of rights of way has almost
disappeared, during the late 20th century, when, especially in new tracts
and subdivisions, the vehicular roadway became the dominant entity, while
pedestrian ways, if they appeared at all, were grafted on, in a fashion which
was inadequate, and rarely created pleasure for pedestrians. There is no more
logic in the idea of thinking of rights of way as only vehicular, than there
is in the idea of thinking of rights of way as only pedestrian. Both pedestrian
movement, and vehicular movement deserve careful attention. Indeed, pe-
destrian pleasure, and pedestrian use, for young and old, and families, is
more primary in society and in people’s well-being, than the purely mechani-
cal use of access for vehicles.

In order to restore the balance in the emotional meaning of
community, all rights of way shall be considered FIRST primar-
ily pedestrian, and SECONDLY vehicular so that vehicular
uses, and functional needs specific to vehicles, shall be placed
within the pedestrian rights of way, in a reasonable manner con-
sistent with the needs and requirements of vehicular travel and
access, while occupying a mentally secondary position.

5.3 Extending the Pedestrian System

The primary rule of growth for the town is the rule that the pedestrian space
shall grow from the features of the natural land, shall be carefully shaped
to be beautiful and useful, so that it becomes an extension and embellishment
of the beauties visible and inherent in the natural land, and is placed and
built in such a way as to memorialize the beauty of the natural land.

The town shall grow and be improved, first and foremost, by
adding, and embellishing, new pedestrian space, prior to the cre-
ation of any new neighborhood.

This means that pedestrian space shall have both conceptual
and procedural priority over vehicular roads. Roads will be de-
signed, in due course, to meet all transportation needs. But the
layout and conception of all rights of way will be conceived, first,
and before any other consideration, in those places which are
most beautiful and valuable, and in a way that supports and
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maintains their beauty, so that these emotionally sustaining
places are kept alive to become the heart and soul of the
community.

5.4 Adherence to the Most Beautiful
Natural Centers Identified by Diagnosis

Within the framework of contemporary planning practice, it is not yet
widely understood that beautiful places need to be protected: and that this
can only happen if the planning and construction of public space, and of
buildings, is always thought of as a process which is to extend, enhance and
make jewel-like whatever beauties presently exist in the land.

In the Harbor Peak planning process, especially in the early years, and
thereafter on an annual basis, the HPA has the responsibility for walking
the land, and recording the most beautiful centers that exist in the land itself.
To do this, one needs to examine every spot, every special rock, every view,
every natural platform in the land, any naturally beautiful small open
meadow, every natural watercourse, every magnificent tree, and every
flowering bush... and of course the larger living centers which must be en-
hanced and protected.

The core string of these beautiful places, the natural centers
in the land, will be kept as the public spines of the neighbor-
hoods, a series of most precious places, most of them pedestrian,
which belong to everyone. They are — and shall become — the
living rooms, the common land of the neighborhood and town:
and they shall be freely accessible to everyone.

In this process all acts of planning and construction shall be
defined and conceived as acts of healing whose primary obliga-
tion is to the beauty of the land.

A group laying out a new neighborhood, shall first repeat the
diagnostic procedure defined in Section 2 to double-check its re-
liability and validity, and as a way of seeing and defining the ma-
jor centers and places most suitable as main pedestrian paths and
spaces in the neighborhood.

The HPA shall then designate pedestrian rights of way, in
such a fashion that the physical form and construction of the
right of way protect and enhance, and strengthen the naturally
occurring beauty.
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Step 5.4. Choice of ‘‘yellow’’ areas that might be the primary pedestrian rights of way to grow out of the first diagnosis,
changing some areas from green to yellow, and leaving other green for the time being.

The design of street furniture, grounds surfaces, edges, walls,
benches, and building positions shall be conceived, designed,
and built to enhance the naturally ocurring beauty.

The drawing on this page shows some of the first pedestrian
rights of way identified and selected from the green areas in the
first diagnosis (see Section 2).
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5.5 Piecemeal Definition of New Rights of
Way

Each year, certain actions shall be taken to increase the extent
and area of defined pedestrian space.

This plan strongly discourages too-hasty decision making for new rights
of way, since this, when done too rapidly, almost inevitably leads to concep-
tual or mechanical alignments, typical of drawing board planning.

New pedestrian rights of way shall be defined step by step, piecemeal,
year by year, in accord with the interest of developers or new land owners
in new areas of the community, and in accordance with the natural growth
of experience and judgment on the land itself.

In Harbor Peak the way forward will depend on two kinds of actions,
(1) initiated by HPA, making choices about the next areas which are good
to develop or extend as a new neighborhood, and (2) initiated through nego-
tiation by a sub-developer who approaches HPA and after negotiation
chooses a particular area, containing a definite number of potential lots, and
buys it to develop.

5.6 Strategy and Dynamics of the Extension
Process: Obtaining the Alignment,
Dimension and Position of New Pedestrian
Rights of Way from Previous Piecemeal
Diagnosis of the Land

In each of these cases, as new areas are chosen for development, the process
of establishing pedestrian kernels, made of coherent centers, will begin.

Once a decision has been made to create and record a new
neighborhood in the community (Section 6), the major pedes-
trian rights of way which serve that neighborhood, and lead to
it from contiguous neighborhoods, shall first be identified and
recorded in accordance with the provisions of Section 2. That
gathers the information already recorded in previous diagnoses
of the community, as it pertains to the general area of the new
neighborhood.

As this process moves forward, typically the extant (pre-
viously done) diagnosis will need to be modified, slightly, since
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the process of focusing on the new area, together with new in-
sights received from the greater knowledge of adjacent areas, will
allow a reinterpretation of the previously existing global struc-
ture, in the vicinity of the new neighborhood.

5.7 Annual Protocol for Pedestrian Area
Creation

* At irregular intervals, but at least once a year, HPA shall update the ex-
isting diagnoses for the Harbor Peak community by looking at the following
two points of focus: looking at least one new area not yet developed, and
also recording (if they exist) any adjustments or refinements to the existing
diagnoses HPA may have become aware of, since the previous diagnosis.
* HPA will identify areas in land which have not yet been sold where a new
pedestrian center(s) will be necessary to the growing life of Harbor Peak.
* HPA will stake out the rough outline of the new pedestrian centers.
* HPA will stake out at least one pedestrian path connecting each new pedes-
trian center to another pedestrian center, and to nearby neighborhoods if
they exist.
* Then and only then, only after doing the above, the HPA shall stake out
road extensions which it deems necessary for the life of the pedestrian centers
according to the provisions of Section 8. At the point where the road reaches
the pedestrian center, it may go thru the pedestrian center, it may skirt the
edge of the center, it may go behind building sites which front onto the pedes-
trian center.

5.8 Subroutine of Steps for Layout of an
Individual Pedestrian Right of Way

The growth of new pedestrian space moves forward one center at a time,
in relation to and respecting the existing topography and natural features
by paying attention to the context in the following order:
a. Creation of major centers.
b. Creation of link paths.
c. Identification of horizontal areas.
d. Identification of sloped areas.
e. Identification of stepped areas.
f. Relation to natural landscape.
g. Relation to gardens and horticultural terraces and planting.
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h. Use of stone retaining walls
i. Relation to water courses, streams and bridges.

5.9 Evolution Towards a Coherent Whole
for the Pedestrian Network

Though growth of the pedestrian network will occur in a piecemeal manner
over time, an overall coherence is important as well.

An illustrative example of a possible kind of network possessing such ho-
listic properties in some degree is shown below. It must be emphasized that
this example is for illustrative purposes.

Inevitably, the understanding of each pathway, and each proposed right
of way will first be governed by the perception and observation of beautiful
places in the land - and then modified, gently, to approach a coherence of
the type visible in this diagram - but entirely without harmful control ahead
of the fact. It will happen, inevitably, that the alignments of well chosen
paths will sometimes be orderly, and at other places, seem rambling, or even
accidental — and the whole will thus approach a truly organic landform in
which paths and land together form a seamless, living entity. See opposite
page for an illustrative example of an early possible global pattern for the
Harbor Peak Pedestrian Network

The extension of the pedestrian centers and the network they
form, shall be guided by considerations that create a system that
is coherent, well connected, and also provides a natural intensity
of pedestrian movement towards certain natural centers, origi-
nally inherent in the land forms, and now, gradually becoming
visible in the emerging built community.

This means that as people move from place to place within
Harbor Peak, certain lines will develop: in joining the most liv-
ing places in the land, HPA will endeavor to record the lines of
movement which connect them naturally, which then become a
tracing of people moving in the terrain. (needs work)
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Step 5.9. Sketch of an early conception of the pedestrian system as it may develop, showing a global configuration that
may guide the details. It cannot be emphasized strongly enough, that even if this sketch or another like it seems beautiful

and orderly, when it is realized on the land, it will ALWAYS, and MUST always come out different because it will be
guided, every few yards, by real rocks, trees, declivities and so on—things that could never be represented in such a

drawing.
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5.10 The Priority of Pedestrian Space: a
Further Advance Comment on Creation of
Vehicular Roads

The essential point is that the environment of Harbor Peak is ultimately
to be dominated by its pedestrian structure, not by its vehicular structure.
Referring once again to subsection 5.1, it shall be understood as a fundamen-
tal principle (and is the essence of this Harbor Peak master plan) that layout
and creation of pedestrian paths and spaces will always precede the creation
of vehicular roads. As expressed in Section 8, all vehicular roads and travel
ways shall be introduced into an area only after that area has first received
a coherent pedestrian structure, and where pedestrian spaces and paths have
first been located, planned, shaped, and staked out.

Vehicular alignments and travel paths shall always be located
within the previously established pedestrian rights of way.

This requires that pedestrian structure shall be defined, con-
ceived, and marked on the ground, before the mental structures
caused in people’s minds by engineering decisions about vehicu-
lar roads are taken.

5.11 Exceptions for Vehicle-only Roadways

There will be instances where a pedestrian center, or path, is so precious
( from the point of view of natural beauty), or so steep and complex, that
vehicles cannot negotiate the same alignment, or should not follow the
same alignment.

In these instances, an entirely separate driveway or roadway
shall be provided, which is primarily for vehicle access, and will
provide no pedestrian sidewalks or pathways. Further discussion
of this issue is present in subsection 8.5.

5.12 Physical Staking and Recording of
Newly Defined Pedestrian Centers

As new pedestrian rights of way are established in the preliminary planning
process for a new neighborhood, or even before, the possible new rights of
way, if marked with stakes and flags, they will be capable of building a
picture, in peoples minds, of the space which will be experienced.
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The flags should be six foot steel or wooden stakes, with a white
cloth flag on the order of 8 by 16 inches, flying from the top.
These stakes shall be placed at about 100 foot intervals along the
boundary of the proposed right of way.

The positions of these stakes shall be discussed, with relevant
persons, and recorded as a preliminary configuration on the pe-
destrian layer, by the total station method defined in subsec-
tion 1.8.
Tolerance
Recording

5.13 Physical Construction Sufficient to
Allow Prospective Buyers and Owners to
Experience the New Pedestrian Centers of
the Neighborhood

If some portion of the pedestrian spaces are then built, first, before house
construction and infrastructure in the neighborhood, this will be of major
significance in the later design and detailed layout of houses, since it will
inspire the owners and builders of houses, to conceive, and see, and build
the houses as extensions of the public domain, and as structures which en-
hance the public community of the neighborhood.

It is strongly recommended, but not mandated, that as each new system
of pedestrian centers is established for a new neighborhood, and that after
the preliminary alignments of vehicular surfaces have been established ac-
cording to Section 8, some significant physical traces of the soon to-be-built
pedestrian ways are then built in the land, so that the neighborhood and
its public rights of way, can be experienced by people walking about in them.

We suggest the following:
* After approval of the detailed development plan, the first step
of construction shall be: Stone posts will be built all along the
edge of a newly contemplated pedestrian center, perhaps 18"
square or larger by 30" tall, at a spacing of between 15 to 35 feet.
As buildings are built later over the course of time, the front wall
of the building can engage the posts, or step back and let the
stone posts define the edge of a path between building and post,
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or perhaps low walls may be built to connect free-standing posts,
and perhaps some buildings will jump forward of the posts where
it seems appropriate to do so. But the posts define and create the
pedestrian center from the early days, so that subsequent devel-
opment is respectful of the center.

[Note: As an economy measure the stone posts might be replaced by big stones set by exca-

vator especially in the areas of gentle grade. And in steeper areas where considerable excavation

may be needed after the boundaries are roughly determined, and this excavation is likely to

destroy the posts, wood or steel stakes as a temporary alternative might be used. However, the

permanence, solidity, and beautiful character of stone posts is fundamental for the ultimate

success of the planning measure. These economy measures should be used only in extremity].

* The pedestrian paths will be created at this point, graded, and
possibly graveled. And the path may also have stone posts along
one or both sides. The paths and surfaces will be upgraded as
appropriate, in the course of future development.
* Then and only then may building of permanent roads take
place, or the construction of excavation, grading, and so forth
which is likely to lay a permanent position for a vehicular right-
of-way.
[Note: Temporary dirt roads must be made. Without temporary roads vegetation can’t be

thinned enough to see, and to lay out pedestrian areas (currently you must crawl on your belly

through many areas & become disoriented quickly). There may be areas we want to thin early,

both for reasons of fire protection and so that healing can get started. However, even temporary

dirt roads cannot be graded in without a clear picture, first, of the pedestrian areas that are

developing, or likely to form, so that in the grading of temporary roads, too, it is done with

cognizance of the priority that the pedestrian right of ways must have over the construction

of vehicular roads].

* No extension or development of permanent or semi-permanent
roads or permanent or semi-permanent right-of-way into an un-
developed area shall take place until the above steps have
been taken.
* Any building development that takes place must respect the
boundaries and paths of pedestrian rights of way.
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5.14 Default Definitions of Surface
Material for a New Pedestrian Right of Way

When a new right of way is first defined, the default surface of the new
right of way will be one of the following:
a. unfinished earth or grass
b. crushed rock with fine gravel top surface
c. partial paving mixed with (a) or (b).
d. in cases where the slope is greater than 1 in 6, the surface for the area
or a path within it will be stepped with risers retaining the surface material.
e. In cases where the slope is greater than 1 in 3, the surface for the area or
a path within it, will be provided by built steps and stairs.

5.15 First Round of Expansion of the
Pedestrian Network

Neighborhood pedestrian streets running uphill from the southern portion
of the road will be laid out initially, and sketched in with build-out provided
as buildings take shape in local neighborhoods.

It is anticipated that the first round of pedestrian paths, which will con-
nect to the main road, will be running uphill (west) from the southern por-
tion of the main road. These pedestrian paths may occur upon alignments
which will eventual have roads next to them, and so should be considered
a way of getting a sense of the roads that might exist in this area.
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6.1 Creation of New Neighborhoods

The development of Harbor Peak shall go forward neighborhood
by neighborhood.

Construction of houses, pedestrian paths, roads, or other im-
provements, can take place only after the neighborhood has been
designated, and its boundary and plan recorded on the state map,
the tentative plan approved as a DDP, and the final plat recorded
(see Section 9 for requirements).

It shall be the exclusive prerogative of the HPA to establish
new neighborhoods. When chosen, the plat of a new neighbor-
hood shall always adhere to the provisions and procedures of this
master plan.

6.2 Definition of a Neighborhood

A neighborhood is defined as a contiguous area of land which
meets the following arithmetic restrictions, and has been se-
lected by the HPA and designated by HPA as a neighborhood.

A neighborhood may contain as few as two houses, and as many
as 20 houses, but not more.

In physical size a neighborhood may be as small as 1/4 an acre,
or as large as 6 acres.

A neighborhood shall not be larger than 6 acres.

[Note: A given neighborhood may be made up of a mixture of lots of widely different

sizes, for example a mix of a few large lots and many small lots; so long as the above parameters

and the density specification for the land upon which the neighborhood is located are not ex-

ceeded. For more detail see Section 4 and Section 7.]

6.3 Permissible Development

New development may only happen in one of two ways:
(a) It may occur within an existing, previously defined neigh-

borhood, in which case the possible construction of houses, lots,
paths shall follow the platted neighborhood plan, together with
the processes for modifying such plan, provided in Sections 1-8.

(b) If it is desired to build in an area that is not part of an
established neighborhood, the area of intended new construc-
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tion, or a larger area containing it, must first be established as
a new neighborhood, by the process of this Section 6 and Sec-
tions 7-9.

The following exceptions to this constraint on development
outside neighborhoods are permitted:

(c) Under the supervision of HPA, the possible activity of
landscape work such as thinning trees, and planting new trees,
are permitted in areas where a neighborhood has not yet been
established.

(d) Under the supervision of HPA, and with careful advance
warning and discussion, a temporary construction road may be
built to reach a new neighborhood, if the plat for this neighbor-
hood does not include full access as it stands.?? (needs discussion
with Bill)

The initiation of development of a new neighborhood must
be authorized by HPA. This may be done at the initiative of HPA
itself, or of a prospective developer, or as a result of interest ex-
pressed by prospective lot owners who have shown a wish to pur-
chase a certain area of land as the focus of their interest.

6.4 Neighborhood Interior, Neighborhood
Boundary, and Interstitial Land Between
the Neighborhoods

Not all land in Harbor Peak will ultimately belong to a neighborhood. Some
land will be interstitial land, lying between neighborhoods. Such land may
be permanently protected natural land, and may also include areas of steep
topography, and areas of geology unsuitable for construction (see Section 4).
It may also include green areas given protection in the diagnosis, and dedi-
cated as pedestrian rights of way. (And areas outside neighborhoods will of
course include unmarked land which is to be built on in the future, but which
has not yet been given approved subdivision plans for its neighborhoods.)

* Each neighborhood shall have two components, an interior
area and a boundary area.
* The interior area shall be a piece of contiguous land which shall
be part of no other neighborhood.
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* The boundary area shall consist of one or more areas contigu-
ous with the perimeter of the neighborhood interior. These areas
typically contain public land and public rights of way, and pro-
tected green land, and may lie contiguous with boundary areas
of other neighborhoods or may lie directly contiguous with other
neighborhoods. This will occur if, for example, two neighbor-
hoods near each other, are both connected to, and make use of,
the rights of way in their boundary areas. It will most typically
occur when important pedestrian rights of way or roads serve
more than one neighborhood, and are thus included in adjacent-
lying boundary areas of two or more neighborhoods which
abut them.
* The total boundary area of a neighborhood shall be at least one
third of the area of the neighborhood interior. This land shall
be protected by deed convenant, and may not be built upon by
private buildings. It may, with approval of HPA, be used for con-
struction of public buildings. (Public buildings may be placed
in several types of locations: within a neighborhood, within the
boundary area of a neighborhood, or within the green setaside
land that is not yet dedicated to any particular neighborhood).
* All other land that is not the interior of a defined neighborhood,
and is not the boundary area of some neighborhood, shall be
called ‘‘interstitial’’ land.

The diagram on the page opposite summarizes the relationships:

6.5 Calculation of Green Belt Areas and
Dedication as Neighborhood Boundaries

As stated in Section 4.8, when a new neighborhood of x acres is defined, the
HPA has an obligation to create an additional area of x/3 acres, adjacent
to the neighborhood, which is irrevocably dedicated to protection and conser-
vation as natural land. The calculation which has to be made is complex,
and must be done carefully.

* The total area of developable land in Harbor Peak, that is to
be built upon is 328 acres, at maximum.
* The area of protected ‘‘green’’ belt land protected from develop-
ment or construction, shall be, in total, a minimum of 109 acres.
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Step 6.5. Neighborhood interiors, neighborhood boundaries, and interstitial spaces between neighborhoods.

* All land marked as green and protected, under the diagnostic
procedures of Section 2, shall be considered as a part of these 109
acres of green belt land.
* All areas which are marked as green, under the procedures of
Section 2, less the area of any vehicular roadways which may be
placed in those areas, shall be considered part of the protected
land.
* Each time a new neighborhood is established, whose interior
area is x acres, then adjacent to the neighborhood, and contigous
with it, a boundary area of x/3 acres shall be assigned to that
neighborhood. This x/3 acres may include previously diagnosed
‘‘green’’ land, or otherwise unassigned green and natural land.
* Green belt areas which contain local roadways for vehicles, may
not be included in the calculation of protected x/3 acres that must
be assigned to the neighborhood.

6.6 Public Land Within a Neighborhood

Paths and public outdoor spaces within the neighborhood shall
be accessible by all, for everyone’s enjoyment, except as specifi-
cally set forth in the particular preliminary neighborhood plan.
The public land within the neighborhood shall be owned by an
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association made up of the residents of that neighborhood, or al-
ternatively by the HPA. The lot owners shall be jointly responsi-
ble for maintaining and enhancing this public neighborhood
space. Public land shall not be split up for anyone’s exclusive use.

6.7 Illustrative Example

At the time of drafting this master plan for submission, we decided that the
first place to begin building, would be in the area just south and south-east
of the Harbor Peak: an area of 4.3 acres, all told, shown in the follow-
ing drawing.

We decided that in this first neighborhood, we would build lots approxi-
mately 1/4 to 1/2 acre in size, or slightly larger. Removing internal paths
and public land, and some small areas for conservation of woodland, we
reckoned that this land would yield about 3.5 acres of net land, and so work
out supporting some 14–15 possible quarter-acre lots in the new neighbor-
hood, including a handful of small lots intended for cottages.

Definition of a new neighborhood. The white area is the interior of the
neighborhood. The green areas are part of the neighborhood boundary.

6.8 Legal Process of Establishing a New
Neighborhood by Submission of a Detailed
Development Plan for that Neighborhood

* A new neighborhood shall be formally established when a de-
tailed development plan or DDP for the neighborhood is sub-
mitted and finally approved by Curry County.
* Land may not be sold until a DDP including that land and ex-
pressing its provisions, has been submitted and approved by
Curry County planning department.
* The information required in a DDP for acceptance by the
county, shall be the following
* Neighborhood boundary.
* Tentative positions of houses.
* Tentative position of lots and lot boundaries.
* Position of public pedestrian rights of way giving access to the
neighborhood.
* Position of internal pedestrian rights of way within the
neighborhood.

92

T H E B R O O K I N G S P L A N



Choice of a new neighborhood. The area shown in white ( 4.3 acres) is the area selected for the first neighborhood,
superimposed on the then current diagnostic map showing early and partial diagnosis of a few central areas of the

Harbor Peak site.

* Position of vehicular roadways within the public rights of way.
* Location of parking spaces.

These features are further defined in Sections 7 and 8, where
the processes to be used for determining them are set forth. De-
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Neighborhood interior and neighborhood boundary. The interior (white) is building land which may be used for public
space, house lots and houses, gardens, paths, parking. The boundary (green) is land which may not be used for house lots
or house construction. It may contain protected wild land to be left natural, parks, pedestrian rights of way, and roads. It

may, on occasion, also contain public buildings. The gray area is interstitial land.

tailed requirements for the DDP submission itself are then spec-
ified in Section 9.

6.9 Construction Sequence in a New
Neighborhood

Often in residential developments, the infrastructure is built first before
houses are built, often before the houses are really even conceived or designed.
Roads, sewers, light poles, power lines, are all in place, before the actual
houses are begun. This is a huge mistake; by locking in all the geometry of
the neighborhood as the very first act, this effectively prevents the houses from
being fine-tuned in any meaningful way to the land and surrounding build-
ings. This master plan specifically eschews this approach, for one which is
more reasonable, and allows for subtle adjustment of the geometry of the
houses and the details of the neighborhood exterior works during construc-
tion, by not building the infrastructure too early.

No construction of buildings or infrastructure for a given neigh-
borhood may begin until a final plat has been recorded.
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In general, construction of the houses must begin first, before
any infrastructure construction (sewer, water lines/wells, roads
and so on) can begin. Once house locations have been fine-tuned
prior to pouring footings, and then the footings have been
poured, and framing is underway, then infrastructure construc-
tion for the neighborhood may begin. The house construction
and infrastructure construction will then be happening roughly
simultaneously.

The exception to this rule: in a very small neighborhood of
three houses or less, it is permissible to undertake infrastructure
construction before the house construction begins.

For details see the provisions of Section 8.

6.10 Note: Financing of Large Parcels

At any time after approval of the Master Plan, portions of the
land, likely near the perimeter of the master plan area, may be
divided into parcels of 10 acres or larger, primarily for financing
purposes. These parcels may be held for financing purposes, but
they shall not thereby constitute legal neighborhoods. For any
of these parcels, or any part of these parcels, to be considered as a
neighborhood or developed as a neighborhood, the development
process must follow the provisions of Section 6, 7, 8, and 9 in
their entirety, and all other applicable sections.
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S E C T I O N 7

H O U S E L O T S
A N D

H O U S E V O L U M E S

P R E L I M I N A R Y S U B D I V I S I O N
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7.1 Introduction

Houses and other buildings — their volumes — together with the shaped
space they generate between them — are the raw material from which the
life of the neighborhood, its public space, are made. They are active elements,
whose volume, position and shape, play the largest role in generating the
life of the neighborhood.

The placing of houses, and the choice of lots to support their positions,
is therefore the most important task in laying the groundwork, and provides
the skeleton, for the communal life of a neighborhood.

Bearing in mind this vital principle, the preliminary subdivision
procedure for the neighborhood shall have the following steps.

7.2 Discovering the Natural Center of the
Neighborhood

Given the boundary of the neighborhood, it is necessary to discover the natu-
ral center of this neighborhood. That process should follow a process similar
to the diagnostic process described in Section 2.

The natural center of the neighborhood. This spot of land is felt, and easily agreed, as the most natural place, the natural
focus, as people feel it and agree.

Walking about the full extent of the proposed neighborhood
area, the decision makers from HPA shall identify that place
which — by account of its beauty, by account of its natural pull,
and by the natural focus that it can provide to the houses within
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the whole area of the neighborhood — has the greatest claim to
be identified as the natural neighborhood center.

This decision resides in the land, and is almost independent
of the number or density of houses which surround it, and lead
to it.

7.3 Deciding on the Number of Houses/Lots
which are to be in the Neighborhood

The next task, after the center is settled, is to reach a decision about the num-
ber of houses which are to be built in this neighborhood. The first input to
this decision about number is likely to come from the density map. According
to the current density map and the acreage of the neighborhood, the number
of houses may be determined arithmetically.

However, an intuitive judgment about the desirability of land in this
location, its value and suitability for sale, may now suggest an increase or
decrease in the total number of houses for the neighborhood. In accordance
with Section 4, and subsection 4.14, local increases must be compensated else-
where, so that the total number of legal house lots inside the Harbor Peak
boundary, remains below 1300 after the change is made (see wording of sub-
section 4.14).

The density map is then adjusted to keep the total allowed in Harbor
Peak, the same as it was before.
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7.4 Considering Various Possible House–
Group Types for the Neighborhood,
according to their Density

As a rough guide, it may be useful to examine the suggested house group
types, that are presented and discussed in Section 10. These types do not cover
all possible kinds of arrangement, but they will help in the formulation of
a suitable density pattern and an overall building footprint for the
neighborhood.

H O U S E - G R O U P T Y P E S

HOUSE TYPE DENSITY AVERAGE SF of
LAND PER HOUSE

Very Large Lots, Gentle Slope 0.5 per acre 80,000 sf of land
per house

Large Lots, Gentle Slope 1 per acre 40,000 sf of land
per house

Single Family Houses 2 per acre 20,000 sf of land
per house

Loose House Group 4 per acre 10,000 sf of land
per house

Tight House Group 6 per acre 7,000 sf of land
per house

Urban Center 6 per acre 7,000 sf of land
per house

Stepped Terrace Houses 10 per acre 4,000 sf of land
per house

Spanish Steps Ridge Terraces 12 per acre 3,500 sf of land
per house

Row Cottages 13 per acre 3,000 sf of land
per house

Ridge Top Houses 16 per acre 2,500 sf of land
per house

Live-in Workshops 30 per acre 1,200 sf of land
per house
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7.5 Icons of the Different Density Types

These icons describe different possible densities. Each represents a two acre area, 300 feet by 300 feet,
and shows a possible configuration at a different density. Letters refer to the preceding table.

The twelve icons on this page may serve as a reminder of these different
types. Please check Section 10 (in Part 2 of this Master-plan) for details.
Once this information has been taken in, it will then be possible to formulate
house positions, with a realistic sense of spacing between houses, and forms
of aggregation for the higher density types. At higher densities, the possible
forms of aggregation are more limited, and must be more carefully considered
in advance. At lower densities, there is more freedom in the overall
arrangement.
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7.6 Choosing Gardens First

Before placing house volumes, the first thing to be located, for
each house, shall be the position of its garden.

Garden positions. The gardens are placed by instinct, in those places where they contribute most to the well-being of the
land, and are most beautiful and plesant to be in. This is done while walking the land, not on the basis of a drawing or a

map.

This seems to reverse common wisdom, which would normally believe in
locating the house first, and then the garden. However, once the garden is
chosen, for its aspects, orientation, view, sunshine, and trees, it is then possi-
ble to make this garden a positive and beautiful place, and a source of value
to the house. The house volume may THEN be placed in such a way that
it cradles and enhances the garden. The sequence of this procedure will make
the house more valuable, and more livable. Although the house seems to be
viewed as subsidiary in this sequence, in fact the house and its interior be-
come more valuable because of it.
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Note again: The house shall be placed after a decision has been
made for a best position of the garden.

7.7 Then Look for the Specific Positions of
the Individual Houses with Relation to the
Chosen Gardens and the Land

House positions. The houses are placed by instinct, in those places where they contribute most to the well-being of the
land. This is done while walking the land, not on the basis of a drawing or a map.

Approximate choices of positions for the houses (conceived as volumes) shall
now be made by inspection of the land in the neighborhood. On a first rough
map of the neighborhood, and without reference (at this stage) to any sup-
posed street layout, possible and desirable houses are now placed on sites, and
in positions, which have desirable sunshine, view, access, potential for a gar-
den and so forth.

The resulting map will initially look something like the one
shown on this page. Such a map shall then be fine-tuned under
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the provisions of Section 8, by later processes having to do with
placement of roads and utilities.

7.8 First Approximate Lot-Lines and
Subdivision of the Neighborhood into Lots

At the same time that houses are being located, each house is now assigned
a very rough parcel of the approximate size indicated by the total number
(Average lot size is Neighborhood-area/N, where there are N houses).

Lot lines. Next, each house is given a lot boundary that suits the house, the garden, and its position, and that gives the
house at least one well formed and pleasant garden. This, too, is done while walking the land, not solely on the basis of a

drawing or a map.

Certainly, the resulting lots need not be exactly equal in size, or similar
in shape. Nor need they have any minimum or maximum dimension or pro-
portion. The lots should merely form a continuous packing of space, so that
the lots, paths, and houses, fill the space gently, and well.

104

T H E B R O O K I N G S P L A N



7.9 Tree Clearance: The Delicate Process of
Choosing House Positions, Felling Trees,
Locating House Footprint, and Refining
Lot Layout

In the presence of trees, the process of arriving at a preliminary layout for
the neighborhood is of necessity an iterative process. The layout will be rough
at first, and then fine-tuned, in several passes. A major reason for this neces-
sarily iterative process: the difficulty of making successful judgments in a
dense growth of trees.

Trees are one of the main sources of beauty in Oregon; within reason,
many should be left standing. Yet, of course, in heavily wooded terrain many
trees will typically need to be removed in order to place houses. Here we face
a ‘‘chicken and egg’’ problem. The trees themselves make it difficult to see
where one ought to place the house; and until one begins to clear the trees,
it is hard to see the land well enough to make good decisions about where
to place the house. On the other hand, if one begins to cut trees down, in
order to see better, it may turn out that the trees cut down are (it later turns
out after the house location has been judged and understood) the very ones
which should have been left standing. Avoiding this catch-22, therefore re-
quires an operation of great delicacy. Trees must be taken down one at a
time, using the judgement and weighing the likelihood that a given tree is
not likely to be worth keeping, and yet one which will make a useful contri-
bution to clearing and opening the site so as to allow good judgments.

Successive iteration shall be used as the method best suited
to home in on appropriate and sensitively placed house locations
while removing as few trees as reasonably possible. Over-clear-
ing must be avoided, and in the built neighborhood the most
beautiful and healthy trees must certainly be left standing (see
discussion of structure-preserving transformations, in Section
2).

[Note: First round of layout. The first round of layout for house volumes shall be done

without removing any trees, and will therefore be rough, and will require further adjustment.

Use short stakes for the garden position, and tall stakes for house footprints. Stake these out,

at first, trying to be sensitive to the protection of major trees, and, in this first round, without

actually felling any trees.
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The fundamental thing to keep in mind is that the building footprints should shape and

support the outdoor garden space for each house, and the spaces between houses in general. The

garden is the most important thing, the house is secondary.

The next day. Come back the next day, with fresh eyes, to see if this layout still seems

roughly valid. First, if you immediately see adjustments you want to make at this point, do

so, by adjusting the stakes and ribbons. Now, cautiously begin to fell trees carefully, one by

one, from within the proposed garden, and within the proposed building footprint. After each

tree is cut, you will be able to see more clearly what it the reality of what the stakes are proposing,

and you may see some shortcoming in what you’ve done, some adjustment in position which

may improve the house, the garden space, the neighborhood.

After EACH tree is cut, re-examine the staked positions, and adjust as necessary. This is

delicate iterative work, and should be done carefully. It is as delicate as brain surgery; the mis-

takes are irreversible. One can always cut a tree later, but one can never put back a tree once

cut; prudence and caution must be the rule.

Construction. Clear only enough trees to verify the stakeout you have done; you needn’t

clear all of the footprint, or all of the main garden. The preliminary subdivision plan for the

neighborhood shall be based on these stakes.

Once the projects are under construction, final tree clearing may be done, and the layout

may be further adjusted within the tolerances given in sub-section??.]

7.10 Small Pedestrian Paths Piercing the
Fabric, and some Double Fences between
Adjacent Lots

Some of the boundaries between adjacent lots shall now be con-
figured as pedestrian paths, with the implication that each path
lies between two fences (or walls or hedges).

These paths may vary considerably in width and uniformity,
according to context and suitability. The narrowest paths would
be (say) 5 feet wide. The widest might be as much as 15 or 20 feet
wide or more along limited stretches.

It should be born in mind that these paths may, in certain in-
stances, be used for parking, or for private vehicle access along
their wider stretches.

The primary purpose of these paths, is to provide access to the
lots, both for pedestrians and vehicles, where this is not already
provided by access from large rights of way established pre-
viously. At this stage, this matter of access is being established
as a matter of general feasibility. Detailed treatment of legal re-
quirements for vehicles, is taken up in sub-section 8.x.
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Here we see the rich composite configuration which arises from the mutual interaction of gardens, house-volumes, small
paths, larger pedestrian rights of way at the periphery, parks and public land. Each neighborhood will become unique, in

its own terms.

The paths of all the neighborhoods in Harbor Peak are for the
access and mutual enjoyment of all. Residents of a given neigh-
borhood may travel on and enjoy the paths of other
neighborhoods.

Exceptions to the required paths will be granted where:
* Slope along the property line makes even a stair unfeasible, i.e.
slopes along the property line in excess of 30̊,
* attached building pattern where buildings are contiguous along
the property line. (in this case a lot line path must occur every
x00 feet.)
* Very small lots (in this case a lot line path must occur every
x00 feet.)

Paths on every lot line would be monotonous, never different or surpris-
ing. In our example, we have a reasonable number, but we don’t have yellow
paths on every lot line.
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Also, in steep neighborhoods, placing stairs at every lot line would be
expensive at the startup, and also perhaps strange. Expense might be dealt
with in the following way, that stairs for essential paths are built at the
time of constructing neighborhood, other non essential stairs are to be built
later, to be paid by HPA from home-owner fees.

7.11 Fine Tuning the Configuration of the
Neighborhood as a Whole

The configuration of the neighborhood as a whole must now be considered
carefully. It is certainly not necessary that houses, or lots, or buildings, or
paths, or path width should be uniform. The intention is that a viable and
successful neighborhood can be built from this configuration. Where some fea-
ture is inappropriate or superfluous, it may be omitted.

The resulting neighborhood map, after fine tuning to take this large as-
pect into consideration, will look something like the drawing on the left.
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S E C T I O N 8

R O A D S , P A T H S , & P A R K I N G

T H E V E H I C U L A R A N D P E D E S T R I A N
S Y S T E M I N T H E N E I G H B O R H O O D
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8.1 Introduction

Once the definition of a new neighborhood has been achieved, a pattern of
buildings and lots has been defined, and major pedestrian rights of way have
been identified, (approximately), and marked on the land, and a tentative
map has been made showing positions of buildings and rough designation
of lots, the process of defining vehicular roads and parking begins.

This is a departure from current conventional practice, which usually
places roads and sewers first. The Harbor Peak plan is based on the convic-
tion that it is precisely the practice of starting with roads and sewers which
has devastated the naturalness and human qualities of land and community.

Instead, in this plan the roads, ranging from large to small, and includ-
ing all emergency routes for fire and other emergency vehicles, and including
all necessary provisions for parking, are generated in relation to the prelim-
inary pedestrian plan and the preliminary major pedestrian rights of way,
so as to serve the community structure, which is in essence pedestrian.

Here is how it works.

8.2 Context of Previous Actions for this
Neighborhood

* Global diagnosis done, major centers mapped (Section 2)
* More detailed diagnosis for this neighborhood done, major centers mapped
(Section 2)
* Major pedestrian network staked out, entered in state map (Section 5)
* Major pedestrian spaces and paths have stone pillars built, demarcating
their rough edges (Section 5)
* Neighborhood boundary staked out, entered in state map (Section 6)
* Rough house and garden locations set within neighborhood (Section 7)
* Local pedestrian ROW ’s set: small pedestrian spaces and paths within the
neighborhood are staked out and entered in the state map (Section 7).

8.3 Color and Texture Codes to be Used
in Drawings

See chart on the opposite page.
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S Y M B O L T A B L E

SYMBOL CAPACITY SURFACE

All vehicles Asphalt over 4 inches
crushed rock

Pedestrians and emergency vehicles Pedestrian paving
which is load bearing for

heavy vehicles

Pedestrians and emergency vehicles Grass over grass block
only on eight-foot shoulder of a

local road

Parking spots Permeable load-bearing
surface including crushed
rock, gravel, compacted

earth

Low-volume pedestrian lanes Narrow asphalt strip
between earth, grass, or

planted edges

Mixed pedestrian allowing 5mph Rolled gravel and clay
slow-moving cars and deliveries over crushed rock

Pedestrian paving, not capable of Stone slabs, bricks, or
carrying heavy vehicles pavers, laid over a light

mortar base or sand, and
compacted rolled clay and

gravel.

Pedestrians and animals only, Grass and freely planted
alongside pedestrian paths; vegetation, for children,

No vehicles at all play, and enjoyment
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8.4 Road Link to the Neighborhood

When making a new neighborhood, the first thing to decide is the primary
road link providing vehicle access to this neighborhood.

The process for laying the neighborhood’s local roadway(s)
shall have the following steps:

First: HPA shall identify the neighborhood’s principal point
of access. This is the point on the existing road network outside
the new neighborhood, which passes most closely to the new
neighborhood, and which provides easy, and efficient access to
the neighborhood while preserving the beauty of the land.

The highest priority criterion for locating this point of access
and the new link, is that the location, among possible ones, shall
be that one which is least disturbing to the landscape, and which
does the least damage to diagnosed precious places on the current
master plan diagnosis (Section 2). Occasionally, there may be
more than one point of access. Mark the point(s) of access on the
map (See illustration on opposite page).

8.5 Placing the Local Roadway into the
Neighborhood

Each neighborhood shall have at least one local roadway. The lo-
cal roadway shall be a 12 foot wide asphalt road, lying within the
pedestrian right of way, and providing the main vehicular access
to the houses in the neighborhood. It shall also be the primary
path for emergency access to houses in the neighborhood. The
local roadway shall follow these specifications:

The local roadway must reach to within 200’ of at least 85%
of the houses in the neighborhood.
15% of the houses in the neighborhood may be further than
200 feet from the local roadway.
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Step 8.4. The principle point of access for the new neighborhood, shown in red. The upper right hand road comes in to
the neighborhood from the major North-South collector, and requires the least new road construction, while preserving

existing structure by using the alignment of a logging trail.

The design speed shall be 15 mph.
The gradient limitation shall be 15%, (and may be steeper,
up to x% for y feet of length).
The minimum inner turning radius shall be 33 feet, with
exceptions permitted on steep terrain.
The minimum width of the roadway shall be 12’.
The roadway may pinch down to 10’ at certain points along
its length, for lengths up to 50’, especially at steep areas
where greater width would cause prohibitively ugly cuts.
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Step 8.5. Point of Access, showing the process of introducing local roads, shown in red, as they fan out from the point of
access. The black bar shows the dimension of 200 feet, and allows one to see that in this neighborhood, only two houses

(as permitted) are more than 200 feet from the local roadway.

The road surface shall be asphalt or concrete, or other sur-
face such as pavers, cobbles, when if approved by HPA.
The local roadway in its entirety shall be placed within the
footprint of the already staked and built pedestrian right-
of-way network.
Materials of asphalt and concrete shall be in accordance
with material specifications of City of Brookings.

The process for choosing the alignments for the neighborhood’s
local roadway(s) shall have the following steps:

* Starting from the principal access link, lay out a local
roadway, lying within the neighborhood boundary areas
identified as the pedestrian ROW network designated for
the neighborhood, and chosen so that some part of the lo-
cal roadway reaches to within 200 feet of 85% of the houses
in the neighborhood. The local roadway may branch in or-
der to achieve this aim. In addition:
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* The local roadway shall not be extended any further than
is needed to meet the 200 foot specification for 85% of the
houses. The roadway alignments in the neighborhood
shall thus be chosen in such a way as to keep total area of
asphalt surfaces to a reasonable minimum, while staying
within designated pedestrian ROWs.
* It is permissible to create additional short dead end
‘‘spurs’’ of the 12 foot local roadway, to achieve this objec-
tive, provided that any such spur is not more than 200
feet long.
* Except for spurs, all other parts of the length of the local
roadway in the neighborhood shall have a passing shoulder
at least 8 foot wide. This passing shoulder shall be of a sur-
face which is green and planted but suitable for heavy ve-
hicle passing (See subsection 8.7).
* Once the alignment of the main local roadway has been
determined, the edges shall be staked, and recorded on the
state map (shown in red, see example). Tolerance for later
adjustmentof position shall be 10’

Note: While grading the road, may need this degree of flexibility if for example a slide occurs,
or bad soil is encountered.
Additional Note: The above gradient requirements and turning radii limitations for emergency
vehicles may in certain instances force this road to step a bit outside the limits of the pedestrian
ROW network, in order to not be too steep, or turn too sharply. This is acceptable, but keep
this to the minimum possible: the maximum running length of a hairpin allowed outside the
pedestrian network is 150 feet.(On occasion, with HPA approval, the hairpin may be longer,
if needed) (Question: And does this then extend the ped ROW to include this area.?) Some
re-grading may be done, but to the greatest extent possible, the existing contours shall be re-
spected and protected.

It may be helpful, on wide pedestrian areas, to keep the local access road to one side of the
pedestrian space, thus leaving the main width of the pedestrian right of way intact for pedestri-
ans (see map).

[Note: Permissible examples of variations of the Local Roadway type prepared
by Bill Buchanan can be found in the Road Type appendix to Section 8. The
types found there which are examples of Local Roadways are: F. Community
Center Secondary, G. Community Center Tertiary, I. Neighborhood Street,
and J. Secondary Neighborhood Street.]
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8.6 Providing a Second Access Route for
Emergency Vehicles

Road layout in the neighborhood shall follow a principle of se-
cure redundancy. This shall provide for emergency access to ev-
ery house by emergency vehicles, even when a portion of the local
road is blocked by a stalled vehicle or other obstruction, while
an emergency vehicle needs to enter the neighborhood. To
achieve this result, there shall be a redundant secondary access
from the existing road network, into the neighborhood, which
connects with the local roadway, in such a way as to create a loop,
whereby all houses can still be reached. The alignment and sur-
face of the secondary access paths shall conform to the following
specifications:
The gradient limitation is 15%. (May be steeper, up to x% for y’
length. Bill will provide this)
The minimum inner turning radius is 33 feet.
The minimum width is 12’.
The road surface may be a combination of any of the following:
Heavy duty pedestrian paving, Grasscrete and others.

This secondary access, like the main access, shall be placed
within the pedestrian right of way for the neighborhood.

The process to set the slignment of the Secondary Access Loop
is as follows.
* First: Identify a secondary point of access from the existing
road network, to the neighborhood. This shall be a point where
the existing road network is near to the neighborhood, but a
point different from the main Point of Access.
* Second: From this secondary point of access, extend a Second-
ary access to neighborhood, from the existing road network, to
connect with all branches of the Main Access. This secondary
access shall be used only by vehicles only in case of emergency
access, it shall be primarily part of pedestrian space at all
other times.
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Step 8.6. The process of introducing a secondary loop of pedestrian hard paved surface capable of taking fire trucks and
other emergency vehicles.

* Stake edges. Record on state map as green herringbone. Toler-
ance for later adjustment is 10 feet.
The secondary access route shall be used by vehicles only for
emergency access, thus allowing emergency use to flow through
spaces not normally accessed by vehicles. It can flow through a
pedestrian space without really being a commonly used road, it
can even flow through a section of small local pedestrian path.
For instance this can occur through a large pedestrian plaza, no
part of which need be demarcated as a roadway, yet providing

117

R O A D S, P A T H S, A N D P A R K I N G



sufficient hard surfaces to be secure for the use of emergency
vehicles.
* Fine-tune and adjust these elements as needed, to give emer-
gency vehicles redundant access to within 200 feet of all points
of all structures. Record in the state map.
* Locate fire hydrants as needed to serve fire vehicles coming on
on these access paths.

8.7 Providing an 8-Foot Passing Shoulder
Alongside the 12-Foot Roadway

Except where roadway is 20 feet wide or more, and except for
spurs less than 200 feet long, all parts of the length of the local
roadway in the neighborhood, shall have a passing shoulder at
least 8 foot wide.

This passing shoulder, for emergency use only, does not need a fully driv-
able roadway. It needs a structural surface capable of taking the weight of
a fire truck or large construction vehicle. (Bill would like to include cobble,
pavers, grasspave, perhaps others approved for firetruck load. Would like to
do mockups to see what combinations feel ok and which do not. Perhaps its
phrased as the aggregate 20’ can be any combination of a list of approved
materials. Also, he’s concerned that the grasspave2 -the plastic ring one -
won’t wear well, cautious about using).

In order to avoid unnecessary use of non-permeable surfaces, it is recom-
mended that a punctured structure, capable of supporting growing grass, but
also capable of receiving a heavy vehicle load, be used. This may be on either
side of the roadway, and immediately adjacent to it.

At pinch points in the local roadway, the passing shoulder is
discontinued.

If the local roadway is 20 feet wide, the passing shoulder is not needed.
In any case, the local road surface plus shoulder must be a minimum of 20
feet wide, all along the local roadway.
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Step 8.7. The process of introducing grass block and reinforced turf along the shoulders of local roads as a breakdown
lane, pleasant to look at and to walk on, but capable of taking the weight of firetrucks and other heavy vehicles in all

weather conditions.
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8.8 Narrow Low-Volume Pedestrian Paths

Step 8.8. Recap of the pedestrian lanes and paths which form the neighborhood.

In Section 7, we have already identified a network of local narrow paths
between lots, serving pedestrian movement inside the neighborhood (See
subprocess 7.x). Before placing parking spots, we now restablish, and check,
and confirm, the positions of these narrow local paths.

Set grass in main pedestrian spaces: All large pedestrian spaces in the
network shall have the default surface of grass, with small paths within it.
Mark this on the state map, with a single hatched pattern. (see map.)

Locate low stone walls around major pedestrian spaces.

[Note: Permissible examples of variations of the Local Roadway type prepared
by Bill Buchanan can be found in the Road Type appendix to Section 8. The
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types found there which are examples of Narrow Low Volume Pedestrian Paths
are types: Q. Pedestrian Street, U. Close, W. Walk, X. Trail, and Y. Stair.]

8.9 Enumeration and Position of Parking
Spots

The intention of this plan is to take the emphasis away from parking as a
major visible feature of the environment. Under the provisions of the plan,
parking will be practical but not lavish, and it should not disturb the envi-
ronment that people see, daily, around their houses and workplaces. Each
house requires parking, but the parking spaces need not necessarily be imme-
diately adjacent to the house.

* Each house shall be assigned two parking spaces, or one
parking space if the house has less than 1000 sf of interior
space.
* In addition, the neighborhood shall provide a general pool
of on-street parking, one for each house in the neighborhood.
* The parking spots shall not necessarily be immediately ad-
jacent to the house. For any house, the parking places shall
be no less than 50 feet and no more than 250 feet from the
house, positions chosen in such a way that the spots belonging
to a given house are readily identifable as such. Small parking
lots may be used, but no lot shall be larger than five cars, and
may be no less than 100 feet from any other similar park-
ing lot.
* Record parking spots on the state map, as blue rectangles.
* The parking spots for the houses in the neighborhood shall
be located while walking the land, in relation to trhe house
position, and in such a way as to least harm to the beauty of
the local pedestrian environment of the house.
* They shall be locted primarily on or near the local access
roadway, and in addition along other small pedestrian paths
in the pedestrian network, according to the foregoing criteria.
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Step 8.9. Place the needed number of parking spaces, in the positions required by subsection 8.9. Some will be placed
individually, some may be in small lots of no more than five cars. If any small lot is used it may not be visible from any

other such lot. Location of parking spots is done while walking the land, not on the basis of a drawing or a map.

* Commercial parking: Those residents who build commer-
cial space must provide one additional parking spot/1000sf of
commercial construction, or alternatively contribute money
to an HPA parking fund.

8.10 Driveway/Paths which Allow Cars to
Reach Parking Spots

Local access paths or driveways shall be provided to allow cars
to reach all parking spots. These car paths shall be of minimum
dimensions, and provided with a modest surface of permeable
materials.
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Step 8.10. The drives and lanes needed to reach all those parking spaces not directly accessible from the local road, are
shown as a yellow path with a thin blue line down the middle.

You may have located some parking spots not on the Local Roadway. For
these spots, within the local pedestrian network, add in small local access
vehicular paths, if necessary to extend from the main access to reach any
parking location which can reach the parking locations determined above.
These local car paths shall follow these specifications:

* The design speed shall be 10 mph.
* The surface shall be gravel (more variety: cobbles, grasscrete?)*
* The minimum width shall be 8’,
* The gradient limitation shall be 25%
* The minimum inner radius shall be 33’. (Note: this is the same as
the AASHTO shared driveway specification.)

* Record the location of the local access car paths on the state map, as a thin
red line. Tolerance for later adjustment is 2’. You may also add a bit of purely
pedestrian path to the network, to connect the parking spot to the house, if need
be. Record this in yellow.
6. Set gravel pedestrian paths: all remaining paths in the pedestrian network
shall have the default surface of gravel. Mark this on the state map, as a dotted
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pattern. (see map.) An alternative you may choose is concrete pavers set in
gravel (dotted pattern with diamonds.)
7. Set hydrant locations. Locate hydrants on the Main access and secondary
access roads and the access spurs, such that no point of a house is more than 400
feet from a hydrant. Record on the state map as black dots.

[Note: Permissible examples of variations of the Driveway Paths type prepared
by Bill Buchanan can be found in the Road Type appendix to Section 8. The
types found there which are examples are the following: N. Shared Driveway,
T. Minor Cul de Sac, V. Alley.]

8.11 Modest Pedestrian Paving for
Important Squares and Paths

On certain special places, places where people may perhaps con-
cregate, or go for enjoyment and company, some paving — if pos-
sible, beautiful paving, with special designs in the surface — shall
be used to mark the place, and give it a permanent quality.

[Note: Permissible examples of variations of the Modest Pedestrian Paving for
Squares and Important Squares and Paths prepared by Bill Buchanan can be
found in the Road Type appendix to Section 8. The types found there which
are examples are the following: O. Woonerf, P. Piazza, Q. Pedestrian Street,
U. Close.]
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8.12 Use of Thick and Natural Vegetation
along Pedestrian Ways

Step 8.12. Examples of paths enhanced by vegetation along either side.
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8.13 Sewer Lines and Leach Fields

It has long been common practice in development to install all sewers at the
same time as roads, long before the houses themselves are built. This expen-
sive and wasteful procedure is not recommended. Instead, sewer lines are to
be dug, placed, in a more flexible manner, thus able to tie in with house
construction as it occurs, and without large upfront investments which crip-
ple the developers ability to provide more essential amenities to the
startup neighborhood.

The system is to be a STEP (septic tank effluent pumping) system. This
system minimizes the size and cost of the lines, and thus will allow more
responsive and incremental growth of the wastewater system, so that the
septic system responds over time to the detailed final location and construc-
tion of houses, not the other way around.

In summary: each house has an underground tank and pump, and a 2"
pvc line from this tank, through which liquid effluents are pumped away.
The houses work in clusters, with each individual tank pumping to a com-
mon line that feeds a common treatment and disposal system. As lines in
the system come together and accumulate, if the number of houses served by
any one line increases to 70 houses, the diameter needs to be 3", (still far
smaller than the typical 8" main needed in a conventional sewer system).
The effluent is pumped from each house to a local gravel or textile filter serv-
ing the cluster of houses. Then from the filter, effluent flows to a local subsur-
face disposal field serving the cluster. (For more detail see the Infrastructure
Appendix to the Master Plan.)

This system is globally decentralized, locally centralized. The lines are
very small diameter, which minimizes line cost and trenching. The installa-
tion and expenditure for the sewer system keeps pace in a sensible manner
with house construction, rather than being an enormous upfront cost.

These small lines are to be run within the network of pedestrian and
vehicle paths, and are to be installed after the houses are built. Since the
system is dosed with small pumps, the line layout can have some uphill runs
if needed, which further minimizes trenching effort and cost.

As evidenced in the table below, the per-house cost of the STEP system
is about 2/3 the cost of a conventional standard system. The STEP therefore
places less load on municipal system, and avoids large upfront costs, instead
spending the money more linearly as houses are built. Costs of the STEP
system shown are 71% of the typical tract cost of a main-line sewer system
for a similar group of houses.
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T A B L E
C O M P A R I S O N O F S E W E R C O S T S F O R
A F I F T E E N - H O U S E N E I G H B O R H O O D

CONVENTIONAL SYSTEM PER-HOUSE FIGURES

4-inch house laterals, 795 feet 53 feet $ 20 $ 1,060

8-inch mains, 2250 feet 150 feet $ 55 $ 8,250

Manholes 0.25 ea $ 8,000 $ 2,000

Two 8-inch mains to treatment plant, 2.5 1 ea $ 2,640 $ 2,640

miles each, $100/ft (cost over 1000 houses)
Total cost per house $ 13,950

STEP SYSTEM PER-HOUSE FIGURES

1000 gallon tank with pump 1 ea $ 3,000 $ 3,000

2-inch small diam pvc lines, 3045 feet 203 feet $ 10 $ 2,030

Filter (cost over 15 houses) 0.067 ea $ 25,000 $ 1,667

Field (cost over 15 houses) 0.067 ea $ 12,000 $ 800

Two small 6-inch mains (if STEP system is 1 ea $ 2,376 $ 2,376

connected to municipal system in future), 2.5
miles each, $90/ft (cost over 1000 houses)

Total cost per house $ 9,873

Provided that sewers are placed within the system of paths defined in the neighbor-
hood, most of them will require only trenching and fitting, thus greatly reducing
the cost of cutting asphalt, replacing the surface, and so forth. This allows the sew-
ers to be built as houses are built, changing crucial cash flow for the developer. In
spite of the greater flexibility, the step system is cheaper. As the table shows, the
total length of lines, many of them smaller than the typical 6 or 8-inch mains used
in typical tract development, will reduce, not increase, the overall cost of sewer
runs.

The procedure to be followed in laying out sewer lines and leach
fields shall go like this:

1) Identify location of filter and disposal field. The area of the filter
shall be about 90 square feet per house if a recirculating gravel filter,
or about 9 sf per house if a textile filter is used. The subsurface field
will be about 6000 sf per house (7.25 dwellings per acre of field). The
filter and field may be placed slightly above the group of houses, or
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Step 8.13. Sewer lines shown in red. The total cost per house of these small bore sewers is less than the cost of main
sewer lines for a typical, conventional, group of houses in a tract.

preferably slightly downhill. If the filter is above some of the houses,
the greatest height allowed from the lowest house up to the filter shall
be about 100 feet in elevation gain but may be increased with engi-
neered facilities to increase the lift.
2) Lay out a network of 2-inch lines which run in the pedestrian
space, and connect to the filter location. Try to minimize length, and
do not allow the line from any house to cross someone elses’s lot. The
2-inch lines shall be dug and placed incrementally, as houses are
completed.
3) If any line serves more than 70 houses, the diameter of that line
shall be increased to 3 inches.

8.14 Narrative of Illustrative Example

On the basis of the procedures specified in this section, steps 8.2 to 8.12 were
taken, and led to the road and path layout, including emergency vehicle ac-
cess and parking lots, that is shown in the accompanying sketch. (We empha-
size again, that these drawings are illustrative. They have not been given
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Step 8.14. The overall result of the steps in Section 8.
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sufficient detail study, for actual correct placing of houses, roads and so on,
but they show how the steps of the process are to be applied to an emerging
neighborhood, to reach the result intended by this master plan.

Actual implementation shall then be done in the following
sequence:
* Place temporary construction roads, following the alignments
established above for local roadways.
* detailed design and build houses
* Fine tuning then final building of pedestrian spaces, and the
road surfaces within them.

8.15 Growth of the Road Network Over
Time

* (Bill would like somewhere to include a global statement about points of
access for the project, like: Harbor Peak has one initial point of access. At
least one more point of access will be added by the time that 150 lots have
been recorded. Ultimately at full build-out, Harbor Peak will have 5 to 8
points of access. And show a drawing showing these places of access onto
the project.)
* Term our road types in terms of design speed, eg three categories: 25 mph,
15 mph, 10 mph.
* ‘‘Roads shall be designed such that for emergency access vehicles to reach
any house in Harbor Peak, they need not traverse more than 2000 feet in
total of either the 15mph or 10mph types.’’
* Further, can assert that the low speed roads can be truly mixed ped/vehicle,
don’t need separate sidewalks.
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S E C T I O N 9

S U B D I V I S I O N M A P S
A N D T H E I R S U B M I S S I O N

R E V I E W P R O C E S S F O R
D E T A I L E D D E V E L O P M E N T P L A N S

A N D T H E P L A T T I N G O F N E W
N E I G H B O R H O O D S

131



9.1 Introduction

In order for a new neighborhood, or a new piece of a new neigh-
borhood, to achieve legal status so that lots can be sold, it must
be platted. Rights of way, access routes, and legal lot lines for
the lots in that neighborhood or neighborhood fragment, must
be approved by the County Planning Department, and then re-
corded and deeded in the County Records office.

According to City of Brookings law, the incremental development of
neighborhoods, according to the foregoing sections 1 through 8, shall go for-
ward in according with the rules prescribed for subdivision applications, in
SECTION 118, subsection 118-150, entitled Detailed Development Plan
(DDP) Review Procedures, and subsection 118-180, entitled Review Crite-
ria for Determining Compliance with Master Plan of Development
(MPoD).

9.2 Size range of Permissible Subdivisions

In size a subdivision application may be for a piece of land as
small as 1/4 acre, or as large as 10 acres. A subdivision shall not
be larger than 10 acres.

9.3 DDP Submission Requirements

A submission shall include information required under City of
Brookings Section 118, Master Planned Development, except as
those requirements are modified in this Master Plan, and in ad-
dition shall include the following.

1) A letter from the HPA certifying that the processes set forth
in Sections 1-8 have been completed for the area under consider-
ation, that HPA has reviewed the proposed DDP and that the
DDP meets its requirements. The HPA shall have final authority
as to adequacy of the completion of processes.

2) A copy of the Harbor Peak state map current as of the time
of application. Specifically this must include the following draw-
ings or layers:
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3) A color drawing consistent with the graphic standards es-
tablished by this master plan showing, for the area of the DDP:

* The materials with which all vehicle and pedestrian areas
will be surfaced;
* The location, species and dbh of all Exceptional Trees;
* Species and approximate location of any street trees that
are proposed to be planted;
* Any infiltration structures to be built at the time of road
construction; (Bill, what is this?)
* Hydrant locations;
* Areas with any special requirements, such as increased
fire resistance-standards.
* Any cultural resources within the plan area
* Any areas in which building is to be prohibited, or only
permitted conditionally for reasons of geology.

4) A calculation of the area of impervious road and path sur-
faces that will be built, along with a narrative describing how
they have been minimized to the extent practicable.

5) A narrative describing how the traffic impact that will result
from the DDP is consistent with this master plan.

6) A narrative describing how the infiltration techniques de-
scribed in Appendix XX have been employed and how the stan-
dards described there have been met.

7) A drawing of all roads which indicates the type, class, de-
sign speed and approximate average grade for each road segment
consistent with the standards in Appendix XXX.

8) A narrative describing to what extent, on roads with a de-
sign speed of less than 25 mph, the road geometry enforces the
design speed.

9) A drawing accompanied, if needed, with narrative that to-
gether show that the development of the DDP will not interrupt
the eventual inter-connection by road of all main access points,
the continuity of the water backbone line and the continuity of
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the schematic sewer collection system (although it may adjust
the routes.)

10) A report from an Engineering Geologist licensed in the
State of Oregon in which the proposed DDP is found suitable
for the site. (Bill what is this? seems onerous every time?)

11) A list of any special conditions that must be met before
either a building or occupancy permit is granted, such as any
related to drainage, erosion control or foundation design. (Re-
move following sentence, and place in a later section pertaining
to building permits. OK?) (In any event any foundation plan for
a habitable structure built on a slope of more than 15% must bear
the stamp of an Engineering Geologist licensed in the State
of Oregon.)

9.4 Guarantees of Compliance with City of
Brookings Code Section 118

Many of the conditions imposed by Brookings section 118, are
guaranteed to be met more stringently in a subdivision meeting
the provisions of this master plan. Therefore, in order to avoid
the arduous and unnecessary duplication of effort by the devel-
oper, for any DDP submitted that is in compliance with the Har-
bor Peak master plan, the conditions of section 118.150 and sec-
tion 118.180 shall be considered in substantial compliance as
follows:

9.5 Detailed Guarantees of Compliance
with City of Brookings Code Section 118.180

A. Request for Approval of a DDP shall be reviewed to deter-
mine whether it is in substantial conformance with the MPoD,
namely this Harbor Peak master plan. The DDP shall be deemed
not to be in substantial conformance with the master plan, if it
results in any of the following types of changes from the mas-
ter plan.

1) Increase of density that results in a peak hour trip generation of
greater than 10 percent more than the total approved in the MPoD. This
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is guaranteed by master plan Section 4, and in particular by subsections 4.1
and 4.14 which maintains the maximum total density at all times, and at
the time of every new neighborhood submission.

2) Increase in the floor area proposed for non residential use by more
than 10 percent from what was previously specified. This is guaranteed by
master plan Section 4, and in particular by subsections 4.9 nd 4.13, which
maintain the maximum floor area of non-residential use as 1,300,000 sf.

3) Reduction of more than 10 percent of the area reserved for common
open space and/or usable open space from what was previously specified. This
is guaranteed by master plan Section 4, and in particular by subsection 4.3,
which maintains a minimum of 25% of all buildable land as open space,
and by Section 5, in particular subsections 5.x, which preserves the total of
unadulterated open land and does not allow such land to be used for
other purposes.

4) Increase in the total ground area proposed to be covered by structures
more than 5 percent from what was previously specified. This condition is
guaranteed not to occur, because as specified in Section 4.12 there is no set
limit upon lot coverage. Density is instead measured and controlled by other
stringent mechanisms: a strict limit upon total number of houses (Subsection
4.14), and a strict minimum of unbuilt land set aside for common use(Sub-
sections 4.8 and 9.5.3 above.) In addition each house is required to have a
significant garden space which cannot be diminished, as guaranteed in Sub-
section 4.12 and Section 11.

5) Reduction of specific setback requirements by more than 25 percent
where precviously specified. This condition is guaranteed not to occur, because
the location of houses is not controlled by setbacks, but by other more stringent
mechanisms which must be met and approved by HPA before the DDP can
be submitted. This is described in more detail in Sections 7.6, 7.7, and Sec-
tions 11 and 12. In particular, Section 12 Positive Space controls the place-
ment of buildings such that they create positive outdoor space in every
instance.

6) Reduction of project amenities provided such as recreational facilities,
screening, and/or landscaping provisions by more than 10 percent from what
was previously specified. This condition is guaranteed not to occur. The criti-
cal amenity requirement of set-aside open land is controlled and guaranteed
by Subsection 4.8; there are no explicit screening or landscaping requirements
contained in the master plan; and other possible recreational facilities shall
be determined and added during the development of Harbor Peak.
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9.6 Materials Not Required for a Harbor
Peak DDP

The Brookings Master Plan Development ordinance asks for a few things
that would be either irrelevant to Harbor Peak or harmful to it. These need
not be provided except as otherwise required herein:

1) Instead of typical elevations of buildings, this requirement shall be
deemed to be met by a declaration that the buildings shall conform with the
controls upon the nature and character of buildings which are contained
within Sections 13 and 14. This shall be further reviewed for conformance
and approved by HPA upon the actual submission of detailed building
designs.

2) Instead of a landscape drawing a narrative landscape plan setting
forth the numbers of retained and restricted plants that will be required to be
met on each lot, along with any required irrigation system shall be provided.

Explanation: A drawn landscape plan at this stage would conflict with
the incremental basis of the Harbor Peak master plan and is especially inap-
propriate prior to building design.

3) The lighting plan shall be in a narrative, prescriptive form and shall
emphasize the minimization of light pollution and preservation of night-
time views.

9.7 Action by the Planning Commission

The Planning Commission may approve, conditionally approve, or deny the
DDP. The Planning Commission’s decision shall include findings that spec-
ify how the DDP is or is not in substantial conformance with the MPoD. If
it is in conformance with the MPoD the commission shall approve the DDP.

9.8 Small Subdivisions

A small subdivision in the Harbor Peak district is defined as a subdivi-
sion which has six lots or fewer.

It is in the interest of Curry County to encourage small subdivisions,
since these subdivisions will encourage more attention to detailed configura-
tion of land, trees, lots, building volumes, roads and paths — thus creating
a more finely tuned environment for livability.
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The approval of the DDP for a small subdivision in Harbor
Peak shall be an administrative decision, decided by the plan-
ning director.

For a small subdivision the requirements shall be modified
as follows. The letter, the maps, and the reports required under
section 9.3 shall be required. However the narratives (9.3–9.12)
shall instead be replaced by a standard form with check boxes to
indicate compliance.

The Planning Director shall issue his decision within 14 days
of the day a complete application has been received by the
County.

If the applicant provides a statement of non-opposition to the
DDP signed by all owners of property within 300 feet, as part
of the application, periods for notice and appeal shall be waived.
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