By Gary Baker

Master Plan

Working from & master plan s the foundation of any
successiul development project. Skipping this step
or purseing it incovrectly can mean a kass in both
percetved and actual valwe.

expansion or relocation  project

today benefits from o master plan.
Yet only some developments incorpo-
rabe one, and even those that have one
do ok always use it comectly.

A master plan can be defined as a
long-range site and floor plan thw
allows a facility 10 expand and grow in
phases, as required by projecied popula-
thon growth. It could also be looked at as
a carefully craficd (ool o examine com-
plex isswes and propose a set of solu-
tions, serving as a link o the growth,
change and ulimale success of a project.

To achieve these goals, it may be
beneficial to obtain the help of a profes-
sional planner, typically an architectur-
al or land planning firm. Expenence
with a wide varety of project types
with diverse noeds adds 10 the creativi-
ty and sensitivity the planner can bring
tov each project

Whether or not such involvement is
sought, though, the most imporam
aspect of master planning is (o provide a
road map for the future growth of o sie
or complex. While it is nol intended o
be a precise plan but rather a tool that
cstablizhes an orderly patiern and sys-
tem fior cither cumemt of fwune develop-
mient, the goal of a master plan is 1o pro-
vide reasonable curmment development
while keeping in mind future develop-
ment. Every site should be planned

Ncarly every building, remodeling,

Fluid Process

Developers should ask a number
of questions in the planning stages
to help the master-planning process
move fluidly, Such considerations
allow all parties involved with the

hefiore the first phase of construction o
avoid costly mistakes in the future. For
instance, without planning, many times
the first phase is placed in a location thai
hinders future development, mequinng
the first phase eventually 1o be demol-
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denser projects. ' With the addition of a
six-story, 190,000-square-fos  office
building and a  S00,000-squaune-Toot
parking structure (o the pre-cxisting
PETCO campaz, also in San Dicgo, the
developrment team had 1o accommodkale
the existing 90,000 square feet of build-
ing oocupants and their parking require-
ments. This foroed architects 1w look
beyond the design itself and (0 visualize
how the campus would be physically
constructed. The result 15 a projecied
Four-phase construction process.

This campus ultimately will provide
an interesting variety of building mass-
ing. plazas and gathering spaces that
cxcecds PETCO's people- and pet-
fhendly requirements. A “‘pedestrian

The goal of a master plan is to provide reasonable current
development while keeping in mind future development.

ished, Carcful planning would preserve
all building for the future.

Master planning should also addness
such site-related issues o acsthetics,
landscaping, parking, recreation, zoning
restrictions, utilities, movement and
retention of water, accessibility, signage,
exterior lighting, separation of pedestri.
an and vehicular traffic, as well as bio-
logical and archseodogical requirements,
Tt also helps to consider other such often
neglected elemens as integrated pedes-
tian circulanon and owldoor people
places. Tenams spend precious linde
time outside buildings, partially due 1o
the lack of a nmster design that finds
opponumitics o create those spaces.

OUne successful project that did incor-
porate such considerations is  Intoil
Inc.'s new SO0000-square-foot campus
in San Dicgo. The project presented an
mdeal opportunity 1o create a woncderful
pedestrian-scale campus in an ocean of
parking. In the design, the five-story
office buildings will be clustered around
grand-scale plazas, with water featurcs
and employee amenities, such as basket-
ball and volleyball couns, Due 1o the
low allowable site density, large expans-
es of parking surround the core building
ploza. Those areas are divided into

pro” concepd hinks the entry  plaza,
waterfalls, oandoor cafe and lunch patio,

There are additional benefits (o mas-
ter planning as well. The key to a suc-
cessful project includes accurately iden-
tifying, addressing and resolving con-
Micts tht occur along the way. Master
planning can help comrol such chal-
lenges by helping clients identifly objec-

tives and set priorities, then providing
recommendations for action on cummen
and future needs,

The process alzo helps in decision
making. There are distingt stages in
which options can be considered and
analyred for consequences and allerna-
tive solutions. That analysis considers
project function (program) and  form
(design), budgel and schedule (phasing),
financial feasibility and other factors.

In the end, master planning allows
developers to gain all the potential ben-
efits from a site and understand s
impact on the surmounding community.
It not only makes phased projects work,
i takes advantage of all the site has o
offer. including environmental and
social networks, That should equate o
both a perceived and an actual increase
in valwe for podential buvers and tenants,

Gieery Baker ix vice president of
design services o Smith Consulting
Architects, wiich has locations in San
Nege  and  Palm Desers,  Calif.
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project to reap the maximum project smallct_-sa:alﬁ parking zoncs linked by
potential. The primary questionsthat  Pedestrian paths 1o the plaza and are

should be answered are as follows:  210ted a higher ludscaping density.
The resull of this preliminary and
1. What is the final image the conceptual master-planning project is a
client is trying to achieve? more park-like expernence thal goes
bevond the city's requirements for tree

2 What are the key goals neces- 7 p A
sary to ll:ﬁlll[llrl: the image? density in parking areas. The higher tree
density could help prevent the “hes
3. What kind of time frame is nec- iskand effect” found in larpe urhan areas,
essary to accomplish the goals?  wlimately reducing cooling loads and
4. What kind of budgetary con- :;':ﬁfﬂ:;‘:: i
straints does the client have? Master plansiifig can also apply 1o
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