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Hosiery Mill

:  Introduction

A A A A A Vision for a Vision for a Vision for a Vision for a Vision for a Vibrant DVibrant DVibrant DVibrant DVibrant Durham Nurham Nurham Nurham Nurham Neighborhoodeighborhoodeighborhoodeighborhoodeighborhood

A beautiful home, quiet, tree-lined streets, neighbors who keep an eye out for you or your children, nearby playgrounds, shops, schools and jobs, and a community
of faith and friendship - these are among the qualities we seek when looking for a home.  Unfortunately, with its many vacant, overgrown lots, dirt roads and
boarded-up buildings, North East Central Durham does not project an image consistent with these qualities, but rather an image of isolation and abandonment.
Concentrated poverty, a pattern of severely distressed housing and the barracks-like buildings of the Few Gardens public housing development all contribute to this
image and discourage investment in the commercial and residential life of the community.

The distress of North East Central Durham is in stark contrast to the renaissance occurring on its borders.  Hundreds of millions of investment dollars are flowing
into downtown Durham, less than one-half mile away.  Entrepreneurs are transforming abandoned tobacco factories into valuable residential, retail and office
communities.  New sporting, entertainment and cultural venues, streetscape improvements, a new courthouse complex and new government office buildings are all
contributing to the revitalization of the once largely vacant city center.  North East Central Durham cannot benefit from this bounty, however, until the
neighborhood overcomes its isolation and stigmatization.

Recognizing the negative impact the Few Gardens public housing development has on the neighborhood, the Housing Authority of the City of Durham applied
for and received a U.S. Department of Housing and Urban Development HOPE VI grant to redevelop Few Gardens and to revitalize the surrounding North East
Central Durham neighborhood.

The HOPE VI revitalization effort seeks to build on the neighborhood’s proud history, its strong religious, institutional and community resources and its location
to create a diverse, stable, secure and self-sufficient community responsive to the needs of current and future residents.  The location allows easy access to the
government services, employment opportunities, educational resources and recreational activities of downtown Durham, North Carolina Central University and
Durham Technical Community College.  An entrance ramp onto the Durham Freeway and a planned regional rail transit station, both within the neighborhood,
ensure easy access to Research Triangle Park and other employment opportunities in the metropolitan area.  The HOPE VI grant provides resources to inject a
critical mass of new investment sufficient to transform the reality and perception of the area.

The foundation for this transformation is the development of a mixed-income community and the creation of opportunities for current neighborhood residents.
The revitalization effort will build high-quality housing to attract economically diverse consumers to North East Central Durham and to make quality housing
available and affordable to current residents.  The new housing will reduce the concentration of poverty in the area, counteract the negative stereotypes associated
with inner-city neighborhoods and government-assisted housing developments, and promote economic and racial integration.  By focusing on designs that
promote a safe and secure environment, the revitalization will create physical disincentives to crime.  The development of a mixed-income neighborhood will also
spur collateral development in adjacent areas of North East Central Durham.  Overall, the revitalization effort will create job opportunities for residents, build
wealth for neighborhood homeowners and highlight the neighborhood’s latent historical charm.

A strong neighborhood also depends on the availability of the services, shops and institutions necessary to serve the residents’ needs.  Through community meetings
and market studies, a variety of these needs and preferences have emerged.  The revitalization program seeks to lay the foundation for these services to move into
the neighborhood and for the continued evolution of the neighborhood in positive directions.

Fundamentally, the revitalization program seeks to eliminate the crime, concentrated poverty and physical deterioration that pervades the neighborhood and
residents’ perception of it.  Instead, the revitalization seeks to recreate the neighborhood as a “community of choice” - a desirable place to live for current and future
residents.  With the implementation of this revitalization effort, North East Central Durham can - and will - become a safer, stronger, more neighborly place to
live, play and raise a family.  The neighborhood can become one of the more desirable neighborhoods in the Triangle area while still affordable to families of modest
means.  This Revitalization Plan outlines an ambitious, but achievable, program and some of the strategies for achieving this transformation.

Carolina Theater

Trinity United
Methodist Church
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A.A.A.A.A. RRRRRevitalization Arevitalization Arevitalization Arevitalization Arevitalization Areaeaeaeaea

1. Boundaries
The HOPE VI revitalization area is a 96 block area in North East Central
Durham, next to downtown Durham and bounded on the south by the
Durham Freeway (NC147) and on the north by Liberty Street.  The other
primary boundaries of the revitalization area are Dillard, Main, and
Elizabeth Streets to the west, and Maple and Plum Streets to the east.
Planning activities which encompass the area include the 1991 East Central
Durham Small Area Plan, the 1992 Edgemont Area II Revitalization Plan
and the 2002 Barnes Avenue Study Area.

2. Local Context
In the last several years, the Durham metropolitan area has enjoyed a
tremendous economic boom.  Median household income has risen from
$49,800 in 1996 to $71,300 in 2002, a 43% increase.  In 2001,
unemployment was at 3.3% (although it has risen during the current
recession) and average hourly wages exceeded $18 per hour.  In addition,
more than $120 million in public and private investment has come into
the downtown area since 1993 to develop over 1,000,000 square feet of
residential, office and retail space, a minor league baseball park, and an arts
and civic center.  Planning is also underway for a new courthouse just
blocks from the western edge of the project area.  Projections show $400
million in investment and 5,000 new jobs coming to the city center in the
years ahead, all creating tremendous opportunities for a revitalized housing
market in nearby North East Central Durham.

The revitalization area is conveniently located adjacent to downtown
Durham with easy access to the rest of the metropolitan area.  Two schools
of higher education - North Carolina Central University (NCCU), and
Durham Technical Community College - are within easy walking distance.

:  Context and Neighborhood

Current Revitalization Area

Within the boundaries of the revitalization area, the neighborhood benefits from the strength of its institutional assets, ranging from the new Eastway Elementary School to the various churches and
non-profit activities.
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A third, Duke University, is a short 10-minute drive or bus ride across
town.  Duke University, including the Duke University Medical Center, is
the largest employer in Durham County and the third largest employer in
North Carolina.  Research Triangle Park, another major employment center
located only a 10 minute drive away along the Durham Freeway, hosts
approximately 50,000 jobs.  The neighborhoods to the south and east of
the revitalization area are stable residential communities.  To the north, one
finds the gracious historic homes along Holloway Street.

In addition, several major revitalization activities are occurring or being
proposed which will dramatically change the adjacent areas, particularly
around downtown Durham to the west of the revitalization area.  These
include:

• The Golden Belt Redevelopment:  Located at the gateway to the
neighborhood from downtown Durham, the Golden Belt
Manufacturing Facility is undergoing redevelopment as an
employment and business center.  The first two phases are complete,
including the historic restoration of one of the buildings.

• Triangle Transit Authority Regional Rail System:  The Triangle Transit
Authority (TTA) is creating a regional rail system that will ultimately
connect Raleigh to Duke University, through Research Triangle Park
and Downtown Durham.  One stop will be at Alston Avenue just
south of Pettigrew Street.

• County Courthouse Complex:  The 200,000 square foot Judicial Center
to be located on the southeastern edge of downtown will dramatically
increase activity in this area.

• American Tobacco District:  The new Durham Bulls baseball stadium
and the adjacent Diamond View offices have injected new life into the
southern edge of downtown.  Next door, Capital Broadcasting
Company is beginning to redevelop the vacant American Tobacco
buildings.  Two anchor tenants have announced their commitment to
lease space in the new office complex.

• Brightleaf Square and West Village Developments:  West of downtown,
vacant tobacco warehouses have been redeveloped into the Brightleaf
office and entertainment complex.  This success has led to the
conversion of nearby warehouses into the West Village housing
development and to plans for the redevelopment of the Liggett &
Meyers facility into a commercial complex.  The Liggett & Meyers
redevelopment, together with a planned multimodal transportation
center, will link the Brightleaf Square area directly to the American
Tobacco district.

• County Social Services Complex:  Durham County has identified a
need for expanded office space for their social services divisions.  The
County has elected to expand on their current downtown location,
which will add substantial vitality to the eastern edge of downtown.

:  Context and Neighborhood

Local Context

The revitalization area is conveniently close to Downtown Durham, with its many current and planned assets, and to local colleges and universities.
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B.B.B.B.B. EEEEExisting Conditionsxisting Conditionsxisting Conditionsxisting Conditionsxisting Conditions

1. Streets and Vehicular Access
The revitalization area is served by several major streets and traffic
corridors, although there is not a consistent pattern among streets with
comparable traffic demands.

a)     Limited Access Divided Highway

The Durham Freeway (NC147) forms the southern border of the
revitalization area and connects to the interstate highway system.  The
Durham Freeway serves over 60,000 cars per day, with access points to the
neighborhood at Alston Avenue and at Fayetteville Street.

b)     Boulevards or Primary Streets

Alston Avenue and Fayetteville/North Elizabeth Street are the primary
north-south corridors running through the revitalization area.  Alston
Avenue, a three-lane arterial, provides a direct connection from the
Durham Freeway to Interstate 85.  It is also one of the few continuous
corridors from the southern to the northern parts of the City.  Alston
Avenue carries over 21,000 cars per day and the state plans to widen the
street to five-lanes to accommodate the volume.  The posted speed limit on
Alston is 35 mph, the citywide limit.  Fayetteville Street also provides access
to Highway 147, but with only 12,000 cars per day (17,000 south of the
Freeway) it is a much less significant through-route, despite its five-lane
width.

c)     Access or Secondary Streets

Main Street and Angier Avenue carry east-west traffic through the area.  In
the downtown area, Main Street is one-way heading west, away from North
East Central Durham, making it difficult to drive toward the revitalization
area from downtown or the western neighborhoods.  Between Dillard
Street and Alston Avenue, Main Street is a 40-foot wide street, serving
some limited neighborhood retail and carrying a moderate traffic load.  To
the east of Alston Avenue, Main Street takes on a more residential
character, narrows to 30-feet wide and has mature street trees planted along
both curbs.

Angier Avenue reverses the pattern.  East of Alston Avenue, Angier Avenue
is a 36-foot wide street, carrying a moderate traffic load of 6,700 cars per
day.  This portion of Angier Avenue serves the neighborhoods to the east of
the revitalization area and has intermittent retail focused primarily at the
Alston Avenue and Driver Street intersections.  West of Alston Avenue,
Angier narrows to 30-feet wide and becomes more residential.

d)     Neighborhood or Tertiary Streets

The remaining streets are primarily residential, with low traffic volumes
and with parallel parking and houses on both sides.  Typically 30-feet wide,
these streets are generally too wide to calm the traffic through the
residential blocks.

:  Context and Neighborhood

Vehicular Access

The Durham Freeway and Alston Avenue are the most significant vehicle transportation corridors in the revitalization area.



10Durham HOPE VI Neighborhood Revitalization

2. Neighborhood Grid
Although the streets in the neighborhood can be classified as boulevards,
access streets or neighborhood streets, the actual street grid lacks
consistency among these street hierarchies.  The neighborhood is
characterized by an irregular pattern of streets, including sharp or
unexpected turns, streets which do not align across intersections, single-
block streets, and megablocks with limited access to interior properties.
Some streets have never been upgraded from dirt roads, while others are
too wide or too narrow for the volume or anticipated speed of passing
traffic.  Few streets have been designed to calm traffic based on the
surrounding use.

At the heart of the problem is Few Gardens, a megablock that divides the
neighborhood and limits circulation.  Barnes Avenue is similarly isolated,
running the equivalent of two long blocks without interruption and
lacking any connections north of Liberty or south of Taylor.

South of Few Gardens, Morning Glory jogs significantly at Plum Street
and Main Street does the same at Maple.  Goley Street is misaligned at
Main Street, impeding traffic flow and disrupting the predictability of the
neighborhood.  South of Angier between Alston and Plum is a long swath
of uninterrupted land that stretches across nearly five blocks and is
effectively two blocks deep. This land is very difficult to access and
develop, and, as a result, is highly underutilized and poorly maintained.

In the Edgemont district, Angier Avenue takes a dangerously sharp turn
and lacks a neighborhood pattern.  Ramseur Street approaches the railroad
tracks at an angle, creating an unsafe crossing and a triangle of
undevelopable land.  Several dirt roads in this neighborhood contribute to
the perception that the neighborhood is neglected, disconnected, and
dangerous.

In addition to the erratic street pattern, the street face varies throughout the
area.  The homes have an inconsistent pattern of set-backs.  Many streets
lack street trees and the character, shade and buffer from vehicular traffic
that they provide.  The majority of streets do not have sidewalks, forcing
pedestrians to walk in the street.

3. Public Transportation
The limited access to existing forms of public transportation exacerbates
the isolation of the neighborhood.  Only one bus line runs through the
center of the neighborhood, while others skirt the edges.  The TTA’s
proposed regional rail system will dramatically improve public
transportation in the area.  The stop at Alston Avenue will offer convenient
access to major business districts and employment centers throughout the
Triangle.  Reworked bus routes will form a feeder system into the
neighborhood, connecting it to nearby destinations.  The new transit
accessibility of the area, in combination with easy highway access, should
substantially facilitate economic development and attract new residents and
new investment.

:  Context and Neighborhood

Pedestrian and Transit Access

Most of the neighborhood will be a comfortable walk from the planned TTA station, creating a wonderful opportunity for transit-oriented development.
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4. Infrastructure and Utilities
The utility infrastructure in North East Central Durham includes water
and sewer systems, stormwater management, electrical service, natural gas
service and telecommunications.  Specific analysis has not been completed
to evaluate the adequacy of each distribution system.  However, many of
these systems are older and may not be up to modern standards.

The existing water mains in this area are constructed of unlined cast iron
pipe, and are several decades old. Major distribution mains run under
Alston Avenue and Taylor Street.  Various reaches of water main have been
replaced over the years, with the more recent replacements being
constructed of cement lined ductile iron pipe.  The sanitary sewer system,
which is separate from the one used to collect storm water, is constructed
mostly of vitrified clay pipe. The major outfall in this area conveys flow in
a northerly direction adjacent to Goose Creek.  Most mains are 8 inches in
diameter, with the Goose Creek Outfall being a 15-inch diameter pipe.
The majority of the mains are several decades old.  Several reaches,
including the Goose Creek Outfall, are currently scheduled for repairs or
rehabilitation.

The stormwater management system uses a combination of storm sewers,
gullies and creeks, running generally northward following the local
topography.  Stormwater runoff in the area between Alston and Fayetteville
generally feeds into an underground system which joins Goose Creek at a
culvert located on the Eastway School property.  The southeastern part of
the neighborhood also flows into Goose Creek, with two tributaries joining
near the corner of Morning Glory and Hyde Park Streets and a third
joining in the center of the Few Gardens site.  The Edgemont area has
some stormwater system issues, evidenced by neighborhood concerns
regarding runoff, erosion and standing water.  The local topography, with a
depression along Lyon between Angier Avenue and the railway tracks, may
contribute to the poor drainage in this area.

The natural gas system in the neighborhood is low-pressure and would
need to be upgraded if natural gas is to become a significant source of
heating or cooking fuel.  However, many developments in this area use
electric powered heat pumps, and rely on electric power for heat, hot water
and cooking purposes.  PSNC Energy, the local gas provider, intends to
upgrade the facilities in the project area, but specific plans have not been
developed.  The principal electrical and telecommunication distribution
lines through the neighborhood run north-south on Dillard Street and
Alston Avenue and east-west along Main Street and Angier Avenue.  The
neighborhood has good telephone service, but has not been wired for fiber
optic communications.

5. Zoning
The existing zoning is generally consistent with the current land uses within
the neighborhood.  However, the zoning does not recognize the new needs
and opportunities created by the planned Alston Avenue transit station
location and it fails to encourage transit oriented development.  In addition,
the current zoning fails to lay out a framework to manage the future growth
and evolution of the neighborhood.

:  Context and Neighborhood

Current Zoning

The current zoning is generally consistent with the current land use patterns in the neighborhood, but does not set the roadmap for future evolution consistent with the City’s goals.
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The zoning of the area along the Durham Freeway and the railroad tracks
exemplifies this pattern.  Light industrial zoning in this area reflects the
historic and current business uses such as warehouses and light
manufacturing.  However, industrial uses are not ideal immediately adjacent
to a residential neighborhood.  The current zoning also does not reflect
Durham’s 1991 East Central Durham Plan, which proposes a Central City
Business Park for the area along both sides of the railroad tracks east of
Grant Street.   The 1991 plan accurately identified this area as one which
should evolve towards lighter commercial or office uses to take advantage of
its highway access and to generate higher employment levels.  The zoning
should lay the groundwork for this evolution.

Similarly, the commercial zones along Main Street, Angier Avenue and
Alston Avenue south of Worth Street are in keeping with much of the
existing development and the higher traffic volumes on these streets.
However, further from Alston, Main Street and Angier Avenue lack the
commercial focus necessary to provide synergy among successful business
establishments.  The neighborhood cannot support the quantity of com-
mercial activity reflected in the zoning.  Ideally, the zoning should encour-
age concentrated commercial activity in the most viable locations.

The rest of the revitalization area is residential, although again
corresponding to the current uses.  For example, the Few Gardens site,
zoned for 20 units per acre, is surrounded by low-density zones.  The
Edgemont area south of Angier exhibits the opposite pattern, with a low-
density zone surrounded on both sides by higher density multifamily
developments.

6. Land-Use
Even where areas are zoned appropriately, the pattern of vacant,
underutilized or abandoned property creates a fragmented neighborhood
littered with unwatched, indefensible spaces.  These properties are ripe for
crime and vandalism.  In many cases, the underutilized properties feature
parking lots on the street edge and buildings pulled back from the street.
These features contribute to the isolation and insecurity a pedestrian
experiences when walking through the neighborhood.

Both Angier Avenue and Main Street exhibit this pattern of isolation.
Angier Avenue between Stokes and Lyon Street is flanked by substantial
vacant land.  The sharp turn in Angier and the number of dirt streets in the
area aggravate the problem.  An even larger concentration of underutilized
land lies just east of Alston Avenue between Angier Avenue and the rail
lines.  This megablock, running between Holman and Plum Streets on the
south side of Angier Avenue, has minimal street access from the north and
is completely inaccessible from the south, severely limiting development
opportunities.  Main Street, although not as plagued by vacant or highly
underutilized land as Angier Avenue, exhibits the same problems.  For
example, the highly visible block bounded by Main, Angier and Elm Streets
has a small building relative to the surrounding paved acreage.

The revitalization area also lacks a vital commercial center that offers the
basic necessities.  Existing retail is limited and occurs sporadically.  That
which does exist is below contemporary retailing standards and does not
meet the needs of the local residents.

:  Context and Neighborhood

Vacant and Abandoned Property

Many properties within the neighborhood are either vacant (an empty lot) or abandoned (existing structures are unused and boarded up).  In addition, many other properties are underutilized.
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7. Recreational Space
Existing open spaces and outdoor recreational opportunities in the
revitalization area are limited, although two City parks lie within or
adjacent to the area.  Longmeadow Park, just north of Eastway Elementary
School, provides the area’s major active recreation spaces.  The park
includes ball fields, an indoor recreation center and a full-time staff.  On
the other side of the neighborhood, the recently rehabilitated Edgemont
Park on Angier Avenue features a picnic and play area and a community
garden staffed and managed by South Eastern Efforts Developing
Sustainable Spaces (SEEDS).  (Durham’s Parks and Recreation Department
has been maintaining a third site along Main Street for outdoor activities.
However, this is an interim use of a Durham Housing Authority-owned
development site.  The site, located at a pivotal corner, is not appropriate
for open space.)  Although there is some additional open space along creeks
in the neighborhood, these spaces are necessary for stormwater drainage
and are not active play areas.

Many of these open spaces are not well integrated into the neighborhood
fabric and lack residential frontage to provide passive supervision.  In many
cases, the sides of buildings (often with few windows) or rear property lines
face the open spaces.  As a result, the open spaces have little visual
connection to adjacent properties.   These design problems decrease the
neighborhood’s ability to keep them safe from illicit activity.  Crime has
overtaken some of the open spaces, further discouraging their use.

The existing parks are also too far from many neighborhood residents to be
easily accessible and lack the range and number of play areas needed in a
desirable neighborhood.  In public meetings, residents indicated that a park
that was more than a 5-minute walk, or a few blocks, from home was not
close enough to use regularly.  This translates into a distance of less than ¼
mile away from home.  Parents felt that a longer distance was too far to go
with a stroller or with small children and they would not permit older
children to go that far from home unescorted.  The locations of the existing
parks leave a large part of the neighborhood unserved by a local park.
Finally, there is no nucleus of activity or place for the community to gather
in the heart of the neighborhood.

:  Context and Neighborhood

Current Recreation Areas

Two City parks provide recreational space for the community, but much of the neighborhood is too far from either park for parents with small children to regularly walk to the park.
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8. Housing Stock
Blight and substandard housing pervades the neighborhood, even beyond
the severely distressed Few Gardens complex.  Quality varies widely from
block to block and from house to house.  It is common to see a well
maintained house immediately adjacent to a vacant or collapsing one.  This
erratic pattern undermines the higher-quality housing stock in the
neighborhood.

One- and two-family cottages with large front porches predominate in the
revitalization area.  The designs, while similar to traditional forms found
throughout Durham, tend to be more modest than other Durham
examples, with smaller footprints and fewer ornamental details.  Their
smaller size is inadequate for the requirements of the current market.
Many of the houses are also in serious disrepair, with sagging porches and
roofs, boarded-up windows, and decaying facades.  Often, they have been
covered with cheap vinyl siding or asphalt shingles, further diminishing
their value and their appeal.

The lot dimensions also vary dramatically throughout the neighborhood.
In the more stable area along Hyde Park and Maple, the lot widths are
generally 50-feet, but set-backs are inconsistent and front yards range from
the manicured garden to the muddy parking lot.  In other areas, the lots are
much more irregular in size, adding to the incoherent pattern created by
the inconsistent quality and siting of the houses.  The result is a fragmented
and irregular street face that is unpredictable and disconcerting.  The
distress of the structures and the properties undermines the housing market
throughout adjacent portions of North East Central Durham and impedes
economic development in the area.

9. Homeownership and Tenure
The preponderance of rental housing in the area around Few Gardens
correlates to the poverty concentrated in the community.  Due to the
current state of Few Gardens and the neighborhood, most people who can
afford to buy homes purchase them elsewhere in the city.  Of the residential
units in the revitalization area, 81% are rental properties.  Most of the
rental properties suffer from minimal maintenance or investment.

A few concentrated areas of homeownership exist in the revitalization area,
such as along Hyde Park and Maple Streets between Taylor and Liberty.
The homeownership rate in this community is approximately 40%.
Similarly, there are clusters of owner-occupied homes in the Edgemont and
Eastway homeownership areas.  In other parts of the neighborhood, such as
along Angier Avenue and in the area bounded by Liberty, Alston and Taylor
Streets, the homeownership rates are as low as 13% and even 6%.

10. Resident’s Concerns
Through the course of the planning process, the design team met with
community residents in multiple public meetings to gather suggestions and
to better understand the community’s needs.  Local residents identified
many issues, ranging from the general to the very specific.  Significant
issues included the development of housing that was affordable and
compatible with local styles and preferences, the introduction of additional

neighborhood facilities and the safety and security of the residents and
streets.

a) Housing Development

The residents’ primary concerns related to the treatment of current
residents through the development process.  These focused on ensuring
that people who live in the revitalization area and who have invested in the
community be able to remain part of the community.  This concern
touches relocation issues, the impact on their lives of development
activities and the affordability of the new homes.  Provided that these
concerns can be addressed, many welcomed the changes and recognized
that greater income diversity in the area would strengthen the community
and attract additional commercial and community resources.

The residents’ comments also sought to ensure that the new housing would
meet a variety of needs.  The residents asked for homeownership
opportunities and help for current homeowners struggling to maintain
their homes.  Some suggested designs that permit people to “age in place”
and remain within their community.  Others sought facilities and housing
specifically designed for senior citizens.  The design team presented several
options for the location of a senior housing community and participants in
the discussion felt that the site should be close to the center of activity and
to the core of the neighborhood, but removed enough to provide quiet.

The residents also had specific suggestions regarding the design of the
homes.  They indicated a preference for detached, single family homes or,
at a minimum, homes that look like single family homes even if they have
more than one unit.  They wanted housing types that fit with the
surrounding neighborhood.  They indicated a preference for single-story
homes, particularly for the elderly, while noting that a second story often
allows more separation between children and parents.  Other requested
features included porches, storage, front setbacks of 8-12 feet and
covenants to control the use of back alleys.

b) Introduction of Neighborhood Amenities

When asked what is missing from the neighborhood today, residents most
frequently identified good commercial services.  The existing businesses do
not fulfill the needs of the community.  Specific suggestions included a
drug store, a hardware store, a bank, a video store, a better grocery store
and an all-in-one superstore.  On multiple occasions, participants suggested
a farmer’s market or programmed space for street vendors.  The community
suggested that the commercial core of the neighborhood was on Alston
Avenue and Main Street.

In addition to commercial activities, residents identified recreational and
community facilities that are missing from the area.  The most frequent
request with respect to these facilities was for playgrounds and play spaces,
provided that they are carefully sized and programmed to ensure that they
are safe and secure.  Job training facilities and programs were also
important, as well as youth programs, senior citizen programs, improved
schools, tutoring, day care, and an adult resource center.

c) Safety and Security

Finally, the residents raised a number of concerns regarding safety and
security in the revitalization area.  These concerns touched on traffic issues,
pedestrian facilities, crime prevention and the design of defensible space.

Residents repeatedly asked for residentially-scaled local streets that control
traffic.  Some residents suggested cul-de-sacs, while others preferred shorter
block patterns and connected streets that are reflective of the surrounding
neighborhood.  On several occasions, residents noted that traffic should be
slower and that there should be less through traffic in the neighborhood.  A
variety of traffic calming measures were suggested, ranging from speed
bumps to on-street parking and neck-downs.  Residents felt that one-way
streets increase traffic speeds and divide the neighborhood.

Traffic, however, was only one of the problems affecting pedestrian
comfort.  Some residents were concerned about the difficulty crossing
Alston Avenue and other active streets.  Others noted the absence of
sidewalks forcing them to walk in the street, or the vacant lots along which
they must currently walk.  Parents identified the need for easy and safe
routes to take the children to school or to parks.

Finally, comments regarding safety and security also turned to crime
prevention.  Residents noted that there are areas in the neighborhood, such
as Edgemont Park, that are not well supervised.  Some comments suggested
that parks be designed to be supervised by the people in the surrounding
buildings, whether a community center, the school or residences. Any open
space must be designed to be safe and defensible - through landscaping,
supervision, building placement, lighting and overall design.  For example,
they suggested that major pedestrian corridors, such as Main Street, be
designed to have buildings along the sidewalk so it is comfortable to walk
at night.

:  Context and Neighborhood
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C.C.C.C.C. AAAAAssessmentssessmentssessmentssessmentssessment
The revitalization planning effort identified five particular elements of
focus for a successful revitalization plan.

1.     Improve the connection to Downtown
First, the Revitalization Plan must reconnect the neighborhood with
Downtown, only a few blocks away.  With few active shops or destinations
and with substantial amounts of underutilized land, Main Street east of
Dillard is a barren and insecure void, isolating the neighborhood from
Downtown.  The intersection at Fayetteville should be a major gateway
into North East Central Durham.  Instead, its broad expanse and the lack
of landscaping or development at its corners contribute to a psychological
sense of desolation.

2.    Establish a vital commercial center
Second, the area lacks a neighborhood center with basic retail amenities.
The residents are not well served by the limited and sporadic retail along
Main Street and Angier Avenue.  These areas must be reinforced, upgraded
and consolidated.  The traffic counts along Alston Avenue, combined with
the anticipated traffic to and from the TTA station, create a viable
opportunity for a commercial center at Alston and Main.

3.     Establish a consistent neighborhood structure
Third, the inconsistent neighborhood structure, created in part by a
fragmented street pattern, is isolating and unpredictable.  Large quantities
of vacant and abandoned property create an image of decay and
incoherence and invite illicit activity.  In addition, several inaccessible or
poorly monitored mega-blocks divide the community.  A regular block
pattern would counteract this isolation and would encourage interaction
within the neighborhood.

4.    Plan for Regional Rail
Fourth, the Alston Avenue regional rail station will introduce opportunities
for transit-oriented development.  This kind of development will increase
demand for higher density housing types, spur new development and create
opportunities for more jobs and businesses.  It will inevitably foster a
pedestrian node along Alston Avenue and will improve the viability of
shops along Alston.  Finally, the station will become a key gateway into
North East Central Durham.

5.    Build on the commercial viability of the neighborhood’s
 southern edge

Finally, the proximity to the Durham Freeway (NC147) and public
transportation makes the area’s southern edge highly marketable for office
or commercial development.  The area between the highway and the rail
lines is less suitable for housing and the Plan should lay the foundation for
a gradual evolution away from the current residential uses.  This area is
most appropriate as a highly visible and accessible office and commercial
center, providing employment opportunities.

:  Context and Neighborhood

Assessment

The assessment of the problems and opportunities in the revitalization area lays the foundation for the development of the Revitalization Plan.
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III.III.III.III.III. RRRRRevitalization Pevitalization Pevitalization Pevitalization Pevitalization Principlesrinciplesrinciplesrinciplesrinciples
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Based on the current conditions
and assessment of the
neighborhood, the Revitalization
Plan seeks to build a
neighborhood which meets four
criteria - a safe and secure
neighborhood, a connected
neighborhood, a pedestrian and
transit-oriented neighborhood,
and, most importantly, a
neighborhood of choice.

A.    A Safe and Secure Neighborhood
Safety and security can be designed by focusing on predictability, accountability and clearly controlled space.  Predictability in the street pattern and setbacks
promotes visual continuity and a sense of familiarity.  This comfort level encourages residents to feel vested in the community and to take responsibility for
supervising their surroundings.  Home owners often exhibit this level of attentiveness.  Similarly, renters who feel respected by their landlords, as reflected in the
quality of maintenance and the attitudes of the staff, also feel a sense of “ownership” of the neighborhood.

The design features need to help residents maintain control of their surroundings.  Exterior spaces should be “owned” by each unit to make each resident feel
accountable for activity in their private space.  Passers-by also need to feel accountable - to feel that they cannot get away with illicit activity.  New buildings should
face streets and open spaces to create “eyes on the street,” permitting passive supervision from the windows.  Appropriate lighting and landscaping eliminate
dangerous spots and enhance the quality of the space.  Finally, activity close to the street and other design elements can calm traffic to help support a safe pedestrian
environment.

B.    A Connected Neighborhood
North East Central Durham must overcome not only its isolation from the surrounding community but also the isolation experienced by pockets within the
neighborhood.  To do so, the design must establish street patterns that physically connect the neighborhood internally and to adjacent areas.  This involves breaking
oversize blocks into a more regular street grid and aligning intersections and streets to establish a predictable pattern to the neighborhood.  Reconnecting the
neighborhood also requires invigorating vacant or desolate spaces that create psychological distance.

North East Central Durham must also maintain and reinforce the connection with its history and the historic assets that lend it character.  The dignified mill
buildings that established this neighborhood can become focal points and symbols of the community.  The Revitalization Plan must also acknowledge the
bungalows of the Golden Belt historic district and complement their character in the design of new residential development.

Connecting to the urban fabric also requires that North East Central Durham look to the future TTA station.  The availability of the regional rail and the
magnitude of this station as an arrival and departure point will fundamentally restructure movement through the neighborhood.  New connections must be
established for easy movement to and from the station.

C.    A Pedestrian and Transit-oriented Neighborhood
Physical connections should be reinforced with design features that foster activity along the sidewalk and encourage people to interact with their neighbors.  For
example, the Plan recommends front porches far enough from the sidewalk to provide privacy for daily use, while close enough to permit a conversation with
neighbors passing by.  Local destinations, such as shops or a neighborhood park, and visual interest in the buildings also encourage foot traffic.  In the urban areas of
Main Street, a continuous, active “street wall” of both residential and commercial activities would establish a strong connection between the revitalization area and
Downtown Durham.

The streetscape itself also contributes to a pedestrian-friendly environment.  On busy boulevards, a median offers a safe resting place when crossing the street.  Both
medians and neck-downs at intersections reduce the perceived width of the street and help slow traffic.  Street trees and planting strips buffer the pedestrian from
vehicular traffic and provide much-needed shade.  Planting also reinforces continuity and connections, drawing one’s eye down the street and creating a local
identity.  All of these elements enhance the quality of the pedestrian environment.

Beyond pedestrian-friendly design elements, the Revitalization Plan must organize development to respond to and enhance the TTA station.  Design should focus on
transit-oriented development, with increased density nearest the transit station and Downtown Durham.  These locations are preferable for multi-family housing
because of their easy proximity to transit as well as commercial amenities.

D.    A Neighborhood of Choice
By geography, North East Central Durham should have greater value, which suggests that image and reputation currently limit the neighborhood’s opportunities.
To be successful, however, the Revitalization Plan must become self-sustaining.  It must create enough value so that market forces will maintain the current
investment, attract new investment and draw people with other choices into the community.  Higher quality housing and amenities will begin to alter local
perceptions and create this necessary value.  New construction must enhance the value of the surrounding area so that current owners will be motivated to upgrade
their properties.  Necessary amenities include accessible, well-maintained parks and economically sustainable neighborhood retail.

The revitalization effort must also ensure that current residents benefit from the improvement in the neighborhood.  When combined with skill training and a
supportive services program, the physical development efforts can provide both job opportunities and new homeownership opportunities for current residents.
Finally, the enhanced living environment resulting from the development of quality housing and amenities in a secure environment will benefit homeowners and
renters alike.

:  Revitalization Principles
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A Revitalization Plan guides and
inspires the evolution and
transformation of a neighborhood.
It assures investors and stakeholders
that early actions are part of a
comprehensive strategy over time.
The plan must introduce new
concepts for the physical
community, foster a transformation
of the physical environment, and
instill renewed pride and
community spirit.

The Revitalization Plan has several
components.  First, the plan
addresses the foundational elements
in the neighborhood – key locations,
land uses, streetscapes and traffic.
Second, the plan provides more
detailed concepts regarding
development appropriate within
each district in the revitalization
area.  Third, the plan provides
guiding principles for the layout of
lots and blocks and the design of
new homes.  Each of these
components is described below.

:  Revitalization Plan

The Revitalization Plan
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A.A.A.A.A. EEEEElements of the Plements of the Plements of the Plements of the Plements of the Planlanlanlanlan
The revitalization of North East Central Durham is more than simply the
revitalization of the Few Gardens public housing development.  The
perception and tenor of the revitalization area must be transformed in
order to attract ongoing investment, preserve and enhance the assets of area
homeowners and provide a safe, inviting and desirable place to live.  In
order to be successful, the transformation must affect the perceptions of
current residents, prospective residents, visitors and passers-by.

Successful strategies to transform the perception of other distressed urban
neighborhoods have focused on establishing a coherent and predictable
pattern to the neighborhood at all levels.  Key locations, such as gateways
to the community or the psychological center of the community, must
carry the weight of their location and must announce to the world that
something new and exciting is happening in the neighborhood.
Compatible uses must be clustered together in predictable and coherent
patterns.  The neighborhood must provide the amenities and quality of
housing to support the claims made by the gateways and prominent
locations.  Finally, the neighborhood must be well connected to its
surroundings so that it does not become an eddy, isolated from the urban
life around it.

1. Key Neighborhood Locations
In most neighborhoods, a few key locations create the identity of the
neighborhood.  These are frequently the gateways to the community, the
neighborhood center or noteworthy neighborhood amenities.  In the
revitalization area, the key locations are vacant, underutilized or poorly
maintained, advertising a neighborhood under stress.  The Revitalization
Plan seeks to transform this image by vesting these locations with new
meaning and by introducing signature neighborhood amenities.

The Revitalization Plan identifies two significant gateways into North East
Central Durham: one that marks the transition from Downtown Durham
to the revitalization area along Main Street, and a second that announces
the southern entry as one crosses the Durham Freeway (NC147) on Alston
Avenue.  Both of these locations require high quality design and
construction to signal a changing neighborhood.

Within a neighborhood, one looks for the focal points, such as a
commercial center or a significant amenity.  The commercial center that
once existed along Main Street and Angier Avenue has eroded, having lost
the critical mass of shops, churches and services which provides synergy
among institutions.  The Revitalization Plan proposes to reinvigorate the
neighborhood center, shifting its focus to Alston Avenue in recognition of
the role the traffic volumes on Alston will need to play to establish and
maintain a neighborhood center.  Finally, the Revitalization Plan proposes
to introduce new neighborhood focal points, such as a signature park to
provide recreational and playground space, open green space, and a
neighborhood gathering place where parents can meet their neighbors
while watching their children play.

:  Revitalization Plan

Elements of the Plan

The Revitalization Plan emphasizes key locations, seeks to identify zones appropriate for certain kinds of development, and establishes an overall pattern for the neighborhood.
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2. Land Use and Zoning Patterns
The most effective way to direct market forces and the future evolution of
the neighborhood is through zoning and land use requirements,
particularly implementation of a transit overlay district.

The City of Durham has established an interim transit overlay district
(ITOD) within the zoning code, but has not yet applied it to areas around
the TTA transit stops.  With the designation of the transit station location
on Alston Avenue, the designation of the ITOD is now appropriate.  The
ITOD works hand-in-hand with the base zoning districts, but encourages
pedestrian-scaled development, higher quality design and traditional
neighborhood patterns.  Implementation of the ITOD would be one of the
most significant steps to facilitate the evolution of the neighborhood
consistent with the Revitalization Plan.

Within the overall framework of the ITOD, certain zoning designations
should be adjusted in order to facilitate or reinforce the plans for certain
districts.  At the neighborhood center, the zoning should encourage
commercial, retail and institutional uses.  Some of the current commercial
zones along Main and Angier further from Alston Avenue should be
rezoned away from commercial uses in order to concentrate the
neighborhood center sufficiently to form a synergy among the stores,
churches and institutions located there.

Similarly, the commercial and light industrial areas along the railroad tracks
and Ramseur Street should be concentrated and refocused.  These
industrial and commercial uses provide necessary employment
opportunities and buffer the residential areas from the freeway.  The easy
transportation access further reinforces these as employment generating
locations.  Residents of the area have raised concerns, however, regarding
the spillover impacts of the more industrial uses.  The East Central
Durham Plan of 1991 suggested that this area become a commercial/office
business park, a good suggestion given the immediate access to Highway
147, the Alston Avenue arterial and the TTA regional rail.  The
Revitalization Plan recommends that the zoning encourage this evolution
by implementing a more commercial/office zoning designation.

The Plan further recommends that Vale Street be extended through to
Alston Avenue.  The extension of Vale Street and the extension of the
north/south neighborhood streets to Vale would break down the current
megablock formed by Holman, Angier and Plum.  These smaller blocks
would be more accessible and marketable, permitting a gradual
development of the area.  Vale Street would separate the residential areas
from the potential commercial/office development sites.  As this area
evolves, the office park might extend north to Angier Avenue and the
Revitalization Plan could accommodate this alternative.

The majority of the neighborhood is relatively low density residential.  This
pattern is appropriate for most of the revitalization area north of Angier
Avenue and is particularly appropriate for owner-occupied areas.  In some
areas, the low-density pattern needs to be reinforced by rezoning sites such
as the Few Gardens location.  The areas closest to the TTA regional rail
station and to downtown Durham, however, are most appropriate for

:  Revitalization Plan

Proposed Zoning Changes

The Revitalization Plan proposes that the Interim Transit Overlay District be established within the boundaries noted on this map.  The map also identifies suggested rezonings and the City’s
proposed boundary for a Downtown Design Overlay District.  These zoning changes will facilitate the revitalization effort and will channel market forces in support of the revitalization.
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multifamily zones.  This recommendation is consistent with transit
oriented development principles and the transitional nature of these
locations.  It also reflects the preponderance of existing multifamily
housing in the area, such as the Lovett Square, Edgemont Elms and
Hosiery Mill complexes.

3. Amenities and Housing Quality
The treatment of key locations and a coherent land use pattern open the
door to transforming perceptions about a neighborhood, but the quality of
amenities and housing design along the neighborhood streets must
reinforce the transformation.  The neighborhood must include attractive
streetscapes, well maintained and well located parks, and a level of
commercial and service amenities to meet the residents’ needs.  The
housing stock, whether designed for low income or market rate occupants,
must be of a consistent high quality.  The architectural details must be
engaging, the construction materials must lend themselves to high quality
maintenance at a modest price and the landscaping must add variety and
richness to the built environment.

4. Connections
A neighborhood of choice must also have a high quality street environment
that reflects a predictable neighborhood fabric, a hierarchy of traffic
volumes and speeds and safe, pedestrian-friendly edges.  The Revitalization
Plan establishes a template of cross-sections for boulevards, access streets,
residential streets and alleys, with each street categorized based on the
adjacent land uses.  The design seeks to communicate to the driver the
speed and level of care expected of him or her, with narrow, more intimate
streets in residential areas to slow passing traffic and broader streets in the
commercial areas to accommodate the greater volume and reflect a more
public environment.  The templates are derived from the Urban Land
Institute’s New Urbanist guidelines, the NC Department of Transportation
Traditional Neighborhood Development guidelines, existing City of
Durham standards and consultation with transportation engineers.  The
templates would apply primarily to new streets, and would serve as
guidelines for upgrading of existing streets.  Upgrades may include the
modification of street widths or the addition of sidewalks and planting
strips.  The templates are intended as an ideal standard, but the streets need
not be reworked to match the Revitalization Plan templates exactly.
Existing streets throughout the neighborhood should be evaluated
individually and upgraded as necessary.

:  Revitalization Plan

Proposed Connections

The Revitalization Plan articulates a hierarchy of three types of streets - boulevards, access streets and neighborhood streets.
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a) Boulevards

The two boulevards in the revitalization area - Alston Avenue and
Fayetteville/North Elizabeth Street - primarily serve traffic moving through,
rather than to, the neighborhood.  These streets currently permit 35 mile
per hour speeds.  Alston Avenue carries approximately 26,000 cars per day
and is scheduled to be widened to five lanes within the next few years.
Fayetteville/North Elizabeth Street is already a five lane street.  The
Revitalization Plan proposes reworking these streets to accommodate
through traffic while slowing the passing cars, identifying the
neighborhood as a destination in itself, and creating a greater sense of
security for the pedestrians in the area.

The boulevard template proposes that these streets remain five lane streets,
but that the fifth (center turning) lane be constructed as a 16-foot wide
green median.  The median would narrow to 4 feet wide at intersections to
accommodate a left hand turning lane.  At the intersection, the 4-foot
median would provide a safety zone where pedestrians can stop and wait
safely to cross the street.  The template shows 14-foot outside (curb) lanes
to accommodate bicycle traffic and 12-foot inside lanes.

While the boulevards are five lanes due to the through traffic along them,
their speeds and design must communicate to passing drivers the presence
of pedestrians in the area.  Posted speeds on Alston and Fayetteville/North
Elizabeth should not exceed the current 35 mph speed, dropping to 25
mph in the neighborhood center along Alston Avenue.  Parallel parking
and neck-downs in the neighborhood center will help slow traffic, making
the shops more noticeable to drivers.  Limiting parking to the area from
Angier Avenue to Morning Glory, however, will emphasize to passers-by
that the neighborhood center is distinct from other areas along Alston
Avenue where parking is not permitted.  The center median should be
planted at 40-50 foot intervals with distinct, flowering trees, providing a
unique character to each boulevard.  The Alston Avenue median from
Worth Street to Liberty Street should also be planted to discourage
pedestrians from crossing mid-block on the way to the Eastway Elementary
School.  On either side of the boulevards, 6-foot wide sidewalks should be
buffered by a 6-foot wide planting strip.  In the neighborhood center,
however, the sidewalks should be 8 to 10 feet wide to accommodate and
encourage pedestrian movement among the retail shops.

Both Alston and Fayetteville/North Elizabeth can accommodate some
variation from the template described above.  On Alston, the medians
outside the neighborhood center could be a little wider to permit larger
trees or a double row of trees.  As there would be no parking along these
stretches of the boulevard, the size of the right-of-way would not need to
change.  On Fayetteville/North Elizabeth, the lanes of the boulevard could
be slightly narrower in order to permit the upgrades, including a median,
within the current right-of-way.  Narrower lanes would not detrimentally
impact Fayetteville’s ability to serve the vehicular traffic, as the car counts
are considerably less on Fayetteville than on Alston.

b) Access Streets

While the boulevards provide the face of the neighborhood to people
passing through, the access streets are the major internal circulation
corridors.  The access streets keep traffic off the residential streets while
providing convenient routes to any location in or near the neighborhood.
The revitalization area includes two access streets feeding off the north/
south boulevards - Main Street to the west of Alston Avenue and Angier
Avenue to the east of Alston.

The access streets host a mix of uses, with a combination of office, retail
and residential activities.  The retail on the access streets is most
appropriately neighborhood retail, such as a bank or hardware store, while
the retail along Alston might also serve the through traffic.  The north side
of Main Street between Alston and Fayetteville is also appropriate for
offices such as realtors, travel agents or local non-profit organizations.  This
combination of small neighborhood businesses would reinforce existing
resources such as the Hayti Development Corporation offices and the
nearby cluster of storefronts.

The scale of the access streets should reflect this mix of commercial and
residential uses.  The Revitalization Plan suggests a width of 30 to 36 feet,
permitting two lanes of traffic, one in each direction, and parallel parking.
Parallel parking can occur on both sides of the street where the right-of-way
permits it.  For narrower rights-of-way, parking should occur along the
more commercial side of the street.  Existing street widths within this range
would not need to be modified except to provide sidewalks.  Extra street
width can also provide accommodation for bicycles.  Neck-downs at
intersections would help slow traffic and a 5-foot wide planting strip would
buffer pedestrians from the street activity.

The Plan proposes a generous 8-foot sidewalk that encourages pedestrian
traffic in front of office or retail uses and pushes residential uses further
from the street for privacy.  To reinforce the residential environment, a
double row of trees could be planted on either side of a slightly narrower
sidewalk of 6-feet, for example along Main Street between Dillard and
Fayetteville Streets or between Angier and Elm Streets.  This promenade of
trees would provide some variety and richness to the streetscape and would
further buffer the homes from the slightly heavier traffic found on the
access streets.

Boulevard Template

The boulevard template has two alternative forms.  In the commercial areas, it is a four-
lane street with a median (becoming a turning lane at intersections) and parking on both
sides (top).  In the residential areas, the template is a four-lane street with a wider median
(also a turning lane) and parking would not be permitted (bottom).

Access Street Template

The access street template can have several alternative forms.  One is a two-lane street with
parking on both sides (top).  Another alternative is also a two-lane street, with parking on
only one side, permitting space for a double-row of trees and a bikeway (bottom).

:  Revitalization Plan
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c) Residential Streets

The neighborhood’s residential streets should be designed for slower,
quieter vehicular movement.  The Revitalization Plan recommends 24- or
25-foot wide streets, with one lane of traffic in each direction and parallel
parking on one side.  A 5-foot planting strip and street trees would separate
the street from a 5-foot sidewalk.  The Revitalization Plan also suggests two
potential variations from this standard template – the pedestrian
boulevards and the historic district lanes.

The boulevards and access streets, such as Alston and Angier Avenues, will
always have a more vehicular orientation due to the volume of traffic they
must carry.  Even at their best, these streets may not be comfortable, cool
places to walk on a summer afternoon.  The Revitalization Plan offers an
alternative, pedestrian network by providing a greener variation on the
residential street template.  This “pedestrian boulevard” would have the
same street width, but would create a green corridor along one edge with
wider planting strips and a second row of trees to flank the sidewalk.  A
more generous 6-foot sidewalk would encourage pedestrian travel along
this shaded path.  In order to accommodate this grander gesture, the houses
would be set 14-feet further back from the street.  The Revitalization Plan
suggests a possible pedestrian boulevard grid along Blacknall, Goley, Main
and Morning Glory Streets.  This alternative grid would provide leafy,
pedestrian connectors and greenways by incorporating the front portion of
individual front yards, ensuring that the open space corridors will be
closely supervised and maintained.

The second variation from the standard residential street template is the
historic district lane.  Within the Golden Belt Historic District (bounded
by Belt, Holman, Taylor and Morning Glory Streets), the lots are shallow,
typically no deeper than 70’, and the houses have been built very close to
the street.  Due to this existing fabric, current rights-of-way are only about
30-feet wide (with some variation from street to street) and cannot be
widened to fit the residential street template.  Using 4-foot sidewalks, the
minimum width for accessibility, one can fit a narrow, 18-foot wide street
(or wider, where possible) with a 2-foot planting strip on either side.
Because these streets are exceedingly low volume, this width permits two
lanes of traffic, one in each direction, and parallel parking on one side.
The 18-foot travel way, while narrow, does conform to the NC
Department of Transportation’s Traditional Neighborhood Design street
guidelines for a “lane.”  The historic district lanes would provide the safety
of sidewalks, establish a coherent street pattern and dramatically improve
the character of the historic district.

d) Alleys

Where possible, the Revitalization Plan introduces alleys in the street and
vehicle network.  The alleys provide parking behind the houses rather than
on driveways to the side of each house, creating a continuous sidewalk.
The alleys also provide a place for utilities and garbage collection,
enhancing the public appearance of the neighborhood’s streets.  Finally,
alleys create an informal public space behind the homes, where children
can play in a supervised environment and where neighbors can interact in a
casual setting.

The alley design will be friendly and safe, copying successful alleys in other
communities.  Low planting and low fences ensure maximum visibility and
supervision from the home.  Kitchens and master bedrooms placed in the
rear of the units ensure “eyes” on the alley and passive supervision by
residents going about their daily lives inside.  Street lighting keeps alleys
well lit and adds character.  Together, these and other design elements can
ensure that alleys are an amenity for the neighborhood and its residents.

The alleys will be 14-feet wide with 3-feet clear on either side, creating a
20-foot right-of-way that can accommodate garbage trucks.  All alleys and
aprons leading to them will be paved with concrete, and will be at the
grade of the sidewalk.  Turning radii into alleys and within the block will
be sufficient to accommodate garbage trucks without damage to adjacent
pavement or plantings.  The narrow width and higher grade of the alley
help convey that the alley is a private space and is not intended for through
traffic.

Residential Street Template

The residential street template has three alternative forms.  The standard from is a two-lane
street with parking on one side (top).  The first alternative adds a double-row of trees to
create a pedestrian boulevard (middle).  The second alternative is the historic lane,
accommodating the narrower rights-of-way in the Golden Belt Historic District (bottom).

:  Revitalization Plan
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Street View

The typical new street and housing pattern will create a predictable, welcoming,
neighborhood environment.  Front porches will offer semi-public, outdoor living
space and will encourage interaction among neighbors.

Backyard and Alley View

Each home will be designed to have its own back yard play space which can be visually
supervised from the house.  While some homes will have driveways with direct access to
the street, others, like those pictured here, will have parking off well-designed, well-
maintained and well-lit alleys.

:  Revitalization Plan
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B.B.B.B.B. DDDDDevevevevevelopment Arelopment Arelopment Arelopment Arelopment Areaseaseaseaseas
Building on the foundation elements such as the identification of key
neighborhood locations, land use patterns and the street infrastructure, the
Revitalization Plan proposes different types of development for different
environments within the community.

1. Neighborhood Gateways
A neighborhood gateway marks a significant entry point to the community
and creates an identifying symbol for the neighborhood.  It should
welcome newcomers, announcing the presence of something special and
inviting them to investigate.  It must resonate with the character of the
community and set the tone for its transformation, while communicating
this information to both drivers and pedestrians.  The Revitalization Plan
faces this challenge in two locations - at the Downtown and the Alston
Avenue/Transit Gateways.

a) Downtown Gateway

The downtown gateway, at the intersection of Main and Fayetteville
Streets, needs to create a transition from downtown Durham to the
neighborhood.  The gateway needs a strong presence on each of the five
corners of the intersection to contain the intersection.  Only two of these
corners currently host significant buildings - the Hosiery Mill and the
Golden Belt Center.  Establishing a new gateway begins with the addition
of three new buildings to mark the remaining corners.  Two strong, urban,
potentially mixed-use buildings would hold the corners on the west side of
Fayetteville, adding life to the sidewalk and diminishing the vastness of the
street.  A third building at the intersection of Main and Angier would
complete the new edge around the intersection.  Anchored by taller
elements at the corners themselves, the buildings would focus attention on
a new public plaza at the center of the circle formed by these taller
elements.  The plaza creates a thoughtful opening to allow passers-by to
experience the historic Golden Belt and Hosiery Mill towers in relation to
one another.

While creating a sense of presence in the gateway, the building designs
must also acknowledge the transition from a downtown to a neighborhood
environment.  On the west side of the intersection, the buildings should
have a distinctly urban character, with a 2-3 story, masonry form.  The
southeast and southwest corners of the lot bounded by Main, Commerce
and North Elizabeth Streets require particular attention due to their highly
visible façades.  In between, urbane townhouses should face Main Street
behind terraces elevated 24"-30" above a gracious promenade along the
street.  The south side of Main west of Fayetteville carries similar
significance.  Townhouses, mixed-use with first-floor retail or perhaps a
commercial or institutional presence would be appropriate for these
locations, with smaller setbacks and stoops as one approaches downtown.

On the east side of Fayetteville Street, new development in the block
bounded by Angier, Main and Elm Streets should transition from a brick
massing along the plaza to clapboard, lower density residential forms along

:  Revitalization Plan

Downtown Gateway

The area around the intersection of Main Street and Fayetteville/North Elizabeth is a major gateway to North East Central Durham.
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Elm Street.  To integrate this transitional site with its surroundings, each of
the three sides of the block must have a different form.  A strong, curving
masonry frontage with a consistent horizontal roofline should reflect the
height, character and rhythm of the Hosiery Mill on the Angier Street side.
At the corner of Main Street, a taller, 4-story tower would punctuate the
façade.  The frontage along Main Street should be more varied, terracing
down the street in a cascade of 2- and 3-story townhouses, similar to the
storefronts across the street.  These homes might be a combination of
masonry and clapboard, perhaps utilizing French balconies to draw visual
attention upwards.  Stoops, small porches and individualized covered
entrances would create a repeating pattern along the streetface.  A smaller
tower element at the corner of Main Street and Elm would finish the block,
drawing attention away from the back yards of the Edgemont
homeownership area.  The Elm Street frontage should relate more directly
to the Edgemont community.  Clapboard duplexes designed to look like
larger homes would fit comfortably with the single family houses along the
east side of Elm Street.

An upgraded Fayetteville Street would also encourage cars and pedestrians
to cross into the neighborhood.  Curbside planting strips and a planted
median would shelter pedestrians.  These improvements, together with
neck-downs at the intersection would narrow the intersection’s expanse in
fact and perception, shortening the distance into the neighborhood and
making drivers more aware of the pedestrian presence.

Even with new buildings and the improvement of Fayetteville Street, the
intersection will still be relatively broad due to the nearby junction of
Angier and Main and the presence of the railroad spur.  Smaller scale
design elements can contribute to closing the psychological distance by
providing intermediate focal points to draw the eye.

First among these design elements are two pillars reminiscent of the
Hosiery Mill tower, one on either side of Main Street between Fayetteville
Street and the railroad tracks.  The pillars visibly mark the entry to the
neighborhood, create a statement that North East Central Durham has its
own identity, distinct from downtown Durham, and remind passers-by of
the history of the area.  The lighting of the pillars also permits the area to
be well illuminated at night while focusing attention on the gateway rather
than on the safety concerns that might have motivated that level of
lighting.

The other design element important to this gateway is a street wall and
decorative fence along the north side of Main Street.  The Golden Belt
buildings along Main Street are sufficiently set back from the street that
they do not provide a strong edge and a sense of security to the passing
pedestrian.  In addition, the timing of the revitalization in the blocks along
the north side of Main Street between Morning Glory and Elm is unclear.
The street wall would provide definition to this part of Main Street.  Its
brick columns could echo the gateway pillars.  In between, the street wall
could feature cast iron fencing with a brick base, benches for the bus stop
or perhaps public art, such as medallions in the center of each cast iron
fence segment displaying local artisanry.

:  Revitalization Plan

Downtown Gateway

Many design elements contribute to connecting the neighborhood to downtown and to the quality of the gateway environment.
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Downtown Gateway

A bird’s-eye view shows how buildings encircle a new public plaza.



29Durham HOPE VI Neighborhood Revitalization:  Revitalization Plan

Downtown Gateway

The new buildings and streetscape improvements such as the decorative pillars, lampposts and trees shrink the psychological expanse of the intersection and draw pedestrians into the community.
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b) Alston Avenue/Transit Gateway

At the south end of the neighborhood, Alston Avenue crosses the Durham
Freeway (NC147) and then passes under Pettigrew Street.  This
combination naturally suggests an entrance into a new neighborhood and a
gateway to North East Central Durham.  The TTA’s planned Alston
Avenue/NCCU regional rail station will accentuate this location as a
powerful entry point, as thousands of people begin accessing this
neighborhood by train.  These two elements - the road and rail bridges and
the TTA station - are the key design elements in the Alston Avenue/Transit
Gateway.

Currently, the Pettigrew road and rail bridges form dark underpasses which
do not facilitate pedestrian movement or welcome traffic into the area.
While the Revitalization Plan cannot contemplate replacing or upgrading
these bridges, the NC Department of Transportation may need to replace
them in connection with the widening of Alston Avenue.  Any replacement
overpass should take the opportunity to form a new “first impression” of
the neighborhood, with wide, well-lit sidewalks, a high level of design and
detailing, and perhaps an arched form to contribute to the gateway
character.  The approaches to the overpass from both the north and south
should include a planted median and a planting strip to provide a sense of
safety for pedestrians.  New bridges should be built with careful attention
to the environment underneath them, rather than as simply utilitarian
overpasses.

Given the limited options with respect to the bridges themselves, the rail
station becomes even more significant to the formation of this gateway.
The TTA station should have a significant presence on Alston Avenue. This
presence could be achieved, in part, with highly visible and gracious
staircase from Alston Avenue to Pettigrew Street.  A significant structure on
Alston Avenue containing the elevator up to Pettigrew Street and a
sheltered place to wait for a ride or a bus could complete the Alston face of
the station.  With quality design, even these minimal elements can provide
the necessary presence on Alston Avenue.  Other features could include
small retail services to commuters, such as a newsstand or coffee shop.  In
any event, the design should encourage pedestrians to walk up Alston
Avenue into the core of the neighborhood.

:  Revitalization Plan

Transit Gateway

Both Alston Avenue and the Triangle Transit Authority station are, or will be, significant entry points into the community.
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Transit Gateway

The roadway bridge, a gracious pedestrian staircase and a prominent structure sheltering an elevator could all contribute to the creation of this gateway from the south.
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2. Neighborhood Center
A neighborhood typically has a center in which retail, cultural, religious
and community facilities congregate.  This cluster of non-residential uses
serves residents’ needs, encourages interaction among neighbors and, in
many cases, becomes the focal point of public life in the community.  As
noted above, the neighborhood center in this area has eroded.   If it is to be
revived, it must be refocused on the Alston/Main and Alston/Angier
crossings.  The core elements of a revived neighborhood center in the
revitalization area are the existing institutions (primarily churches), new
commercial establishments, and new community facilities.

a) Institutional Facilities

The neighborhood center is already home to several community
institutions, among them the Hayti Development Corporation and several
churches.  The church sanctuaries are some of the finest buildings in the
neighborhood.  The graceful Asbury Temple United Methodist Church,
with its brick façade, columns and white dome, holds a prominent location
at the corner of Alston and Angier Avenue.  Similarly, the Durham Rescue
Mission sanctuary anchors the corner of Alston Avenue and Main Street
while the New Mount Temple Tabernacle and the Church of Apostolic
Revival anchor nearby intersections.

In addition to the current structures, both the Hayti Development
Corporation and the Durham Rescue Mission have expansion and
construction plans, which the Revitalization Plan acknowledges and seeks
to complement.  The Hayti Development Corporation is planning a senior
citizen adult day care facility and other improvements along Main Street,
while the Durham Rescue Mission is planning an ambitious improvement
to its campus between Alston Avenue and Holman Street.  The Mission’s
new facilities would reinforce its role as a key physical and social presence
in the neighborhood.

:  Revitalization Plan

Neighborhood Center

Alston Avenue around the Main Street and Angier Avenue intersections has the potential to become a true neighborhood center, with commercial activities, churches and a community focus.

Hayti
Development
Corporation

New Mount Temple
Tabernacle

Durham Rescue
Mission
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b) Commercial Facilities

Among the primary concerns voiced by the residents was the lack of a
convenient commercial center offering a collection of basic services and
shops.  Residents consistently cited the need for a high quality
supermarket, drugstore, laundromat, hardware store and farmers’ market.
The intersection of Main Street and Alston Avenue should be the focal
point for such development, both because of its central location within the
neighborhood and the volume of passing traffic.

The configuration of the neighborhood center could take several forms
within the context of a transit oriented, pedestrian friendly environment.
No matter the configuration, however, the buildings must have a strong
presence on Alston Avenue.  While parking must be visible to passing
traffic on the street, it should be located primarily behind or to the side of
the shops.  This layout invigorates the streetscape by prioritizing pedestrian
traffic while still accommodating the driving public.  Shared lots also allow
parking to serve multiple stores, or even institutions.  For example, the
peak parking demand for churches does not overlap with retail parking
demand.  This permits an efficient land use pattern that is responsive to a
variety of needs.

The existing pattern on Main Street near Elm Street is of relatively small
storefronts.  The Revitalization Plan recommends continuing this pattern
along Main Street to Alston Avenue.  These building footprints are
conducive to more neighborhood oriented shops and businesses, with a
variety of window displays and visual interest for the passing pedestrian.
This pattern also suits the Alston Avenue frontage from Main Street to
Morning Glory, although the building footprint shown on the
Revitalization Plan also roughly corresponds to the existing Bull City
grocery store.  Over the long term, however, the neighborhood would be
better served by the replacement of the Bull City structure with a livelier
Alston Avenue façade and by the construction of a new, mid-sized store
such as a video rental to hold the corner.

The most successful, high quality supermarkets in today’s economy tend to
have a relatively square building footprint.  In addition, grocery store
chains often require that the front entrance be visible from the entire
parking lot.  The building footprint on the northwest corner of Angier and
Alston Avenues easily accommodates these requirements, with a corner
entrance providing frontage on both Alston Avenue and the parking lot.
The Revitalization Plan shows a typical drugstore footprint located on the
southeast corner of the Alston/Main intersection, complementing the
nearby supermarket.  The frontage along Alston between these two large
stores provides a glimpse of the available parking, but one that is screened
and enlivened by a trellis.  The trellis would provide a home for a farmer’s
market – an amenity requested several times at the community meetings.
The vendors could hang their goods or an awning from the trellis.  The
trellis structure would also ensure that the parking remains visible from
Alston Avenue but is not an intrusion into the pedestrian environment.

Neighborhood Center

Multiple uses and a transit-oriented design which emphasizes the pedestrian will make Alston Avenue a vital neighborhood center.

:  Revitalization Plan
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Neighborhood Center

When Alston Avenue is widened, new commercial and community buildings along either side of the street and a planted median will be necessary to slow traffic and maintain a neighborhood feel
despite the street’s increased size.
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Clearly, economic forces will determine which stores go in which locations,
but the zoning will determine whether they emphasize vehicular or
pedestrian traffic.  The Revitalization Plan illustrates a continuous
shopping façade, running from a supermarket, past the vendors’ trellis, a
drugstore and a video store to a row of neighborhood retailers such as a
bank, a hardware store or a small restaurant.  Regardless of which stores
end up in which locations, the Revitalization Plan articulates a viable way
to accommodate the shops and services requested by community residents,
to promote the success of the TTA regional rail and to bolster the
community as a neighborhood of choice.  However, the HOPE VI
program has limited ability to influence commercial development.
Implementation of the Interim Transit Overlay District and of other City
of Durham efforts to guide the commercial development will be necessary
to achieve the goals of the Plan.

c) Community Facilities

Community facilities are the third element of the planned neighborhood
center.  In the community meetings, neighborhood residents expressed a
strong desire for a comprehensive community facility providing
educational, medical and community services all under one roof.  The
request stemmed from a desire for convenience as well as security, allowing
parents to participate in educational programs knowing their children are
safe and nearby.  Finally, they hoped that the community building would
be centrally located to maximize its accessibility.

At the same time, the commercial center needs a critical mass of activity in
order to be successful.  The anticipated market need for retail space in the
revitalization area will probably not support shops lining both sides of
Alston Avenue and one side of Main Street.  The neighborhood center
needs the support of other, non-commercial activities.  Consequently, the
Revitalization Plan recommends placing the community building on
Alston Avenue, between Angier and Main, to bolster the area’s commercial
potential.  This location is also convenient to residents from the Edgemont
area to Maple Street.  Located only one block north of the TTA station, the
site would permit residents to stop by on their way home, either to
participate in programs or to see what programs are available.  A
community building at this location could also incorporate and enhance
either or both of the historic gas station at the corner of Alston and Main
and the older commercial buildings at the corner of Alston and Angier.

Several other locations were suggested for the community building and,
while each has merit, they do not provide the synergy with other elements
of the Revitalization Plan that the proposed location provides.  One
alternative is to locate the community building on the Eastway School
property, near Longmeadow Park.  This location permits synergy with the
activities organized by the school and the Department of Parks and
Recreation, but not with the pedestrian traffic of the TTA station and the
neighborhood center.  As much of the new residential development will be
located at the downtown end of Main Street or in the Edgemont
community, this location is also less convenient to many potential users.
The Eastway School site also has the potential to duplicate services offered

at the nearby Holloway Street School.  An Eastway School site might
contribute to the transformation of perceptions of the neighborhood if it
were located on Alston Avenue at either Taylor or Liberty Streets, but these
locations leave less opportunity for synergy with the Department of Parks
and Recreation.

If the community building is not an integrated multi-service center, the
neighborhood center location may be less compelling.  Community
facilities focused on job training and education could be placed within the
Golden Belt facility and recreational activities could be co-located with the
Eastway School and Longmeadow Park.  These decisions would not,
however, reflect the residents’ desire for a one-stop location.  In addition,
the absence of the community building will create a premium on finding a
replacement activity to shore up the neighborhood center along the east
side of Alston Avenue.

3. Housing
Housing is the core element of any neighborhood and this revitalization
effort seeks to create a variety of housing options for families at multiple
income levels.  New housing will include public housing rental units,
affordable non-public housing rental units, market rate rental units and
homeownership opportunities for both low income and market rate
families.  All of the units, buildings and common spaces will be designed to
support the overall Revitalization Plan while providing visual diversity and
interest.  Affordable, subsidized and market rate units will be physically
indistinguishable from one another and will be integrated throughout the
community.

a) Overview

The HOPE VI program anticipates demolition of the 240 public housing
units in the Few Gardens project, and the construction of 425 housing
units throughout the neighborhood, for a net increase of 185 units of
housing in the community.  The 425 housing units anticipated by the
HOPE VI program include a mix of rental and homeownership units.

The number of new units, however, may exceed 425.  The planning process
revealed that some existing structures may need to be demolished or moved
in order to build 425 or more units of housing in cost efficient, contiguous
locations.  Consequently, the Revitalization Plan seeks to increase the
number of units constructed, particularly affordable units, in order to
maintain a net increase of 185 units of housing in the community.  In
addition, solidifying the transformation of the neighborhood may require a
critical mass of new residential construction in excess of the original plans.

The expansion of the revitalization effort, however, depends on multiple
decisions to be made during the implementation process.  An emphasis on
homeownership opportunities within the expansion may permit less
expansion in the number of affordable rental units.  The expansion of the
program also depends on the availability of additional resources for the
revitalization effort.  The Revitalization Plan, however, assumes that this
expansion of the program can be achieved.

The expanded Revitalization Plan proposes that approximately 600 units of
housing be rehabilitated or constructed.  Of these, only 140-145 of them
will be developed on what is now the Few Gardens site.  The remainder –
approximately 460 units – will be built throughout the revitalization area.
The unit types, unit tenures (rental vs. homeownership) and unit rent levels
will be distributed throughout the entire development program and
throughout the entire revitalization area.

:  Revitalization Plan

Overall Housing Program

                            Original Program             Proposed Program

  Total Units

  Rental Units

  Homeownership Units

  Units on current
  Few Gardens site

Rental Housing Program

                           Original Program            Proposed Program

  Public Housing
  and Comparable Units

  Tax Credit Only Units

  Market Rate Units

  Total Rental Units

For-Sale Housing Program

                           Original Program            Proposed Program

  Below Market For-Sale Units

  Market For-Sale Units

  Total For-Sale Units

425                                      600

275                               350-450

150                               150-225

160                               140-145

160                               160-260

  88                               100-200

  27                                 30-100

275                               350-450

  80                                 80-125

  70                                 70-125

150                               150-225
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b) Residential Development Zones

The residential development activities will take place in seven development
zones within the neighborhood.  Each zone will have different priorities
and different housing forms, depending on the immediate environment.
In addition, the revitalization plan for each zone, or even each portion of a
zone, will be revisited during the implementation process, with
opportunity for additional public input.  The process of revisiting each
development zone will permit an additional level of analysis based on more
fine-grained research regarding the conditions and impacts of development
in each location.  The seven residential development zones are identified in
the attached map.  They are:

A)     The heart of the revitalization area and the nucleus of the
        revitalization effort, including the Few Gardens site and the
        connection between the Few Gardens site and Angier Avenue;

B)     The Edgemont area in the southwestern corner of the
        revitalization area, along both sides of Angier Avenue between
        Lyon and Stokes Streets;

C)     The Main Street area, from Dillard Street to Elm Street;

D)     The Barnes Avenue area from Taylor Street to Liberty Street;

E)     The area south of Angier Avenue;

F)     The infill development areas from Morning Glory to Liberty
        Street on either side of Alston Avenue; and

G)     The infill development areas along the eastern edge of the
        revitalization area.

:  Revitalization Plan

Residential Development Zones

Activities and intensity of revitalization efforts will vary among the different residential zones within the revitalization area.
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c) Housing in the Heart of the Neighborhood

The Revitalization Plan anticipates that single family detached homes and
two-family duplexes will predominate in the heart of the neighborhood,
reinforcing existing patterns in these areas.  In particular, development in
Zones A, D, F, G, the northern half of Zone B and the eastern portions of
Zone E will draw heavily on these housing forms.  The proposals for the
land use plan, the street layout and the lot layout all reinforce this relatively
low density pattern.

The Few Gardens site, in Zone A, will feature this housing form.  The
Revitalization Plan breaks the current Few Gardens megablock site into
several blocks, with a new street grid.  The streets reconnect the site to the
surrounding neighborhood, establish a block pattern consistent with the
surrounding fabric and efficiently accommodate single family and duplex
homes.  The street grid also accommodates Goose Creek, which currently
runs underground through the property.  The proposed housing will
represent a significant decrease in density for the Few Gardens site from
over 14 units per acre to fewer than 10 units per acre.

The single family and duplex lot pattern delineates exterior spaces assigned
to each household, encouraging families to take “ownership” of these areas.
A clear association between interior and exterior space makes it easier for
residents to monitor, control and be accountable for behavior occurring in
their front and back yards.  Where practical, fencing will define these
boundaries and will discourage cut-through pedestrian traffic.  In some
locations, alleys provide resident parking in the rear (although guests would
park on the street) and, if there is no alley, a driveway is provided next to
the house.

Housing in the Heart of the Neighborhood

The Few Gardens site is the largest single development parcel in the revitalization effort.  The Plan sets out a new street pattern for this area, reconnecting it to the surrounding community.

:  Revitalization Plan
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d) Housing in Downtown and Transit Oriented Areas

In a transit-oriented traditional urban neighborhood, and particularly in a
neighborhood adjacent to downtown Durham, the areas closest to transit
and the downtown area should feature a more multifamily housing form.
This form is appropriate in development Zone C, the southern portion of
Zone B and the western end of Zone E.  The Revitalization Plan identifies
townhouses as the appropriate form for these locations, with some units on
a single level to accommodate persons with mobility impairments.

Similar to the pattern elsewhere, the Revitalization Plan anticipates that
each unit will have clearly defined, “defensible” exterior spaces.  The
residents would be expected to monitor and take responsibility for the
activities in their own yards.

The townhouses are particularly appropriate along Main Street.  The
townhouse form fits well with the existing structures, ranging from the old
businesses west of Dillard to the Hayti building within the revitalization
area.  With substantial commercial and institutional development pending
in the American Tobacco and County Courthouse projects, the downtown
market may evolve to a point where mixed-use housing models, ground
floor retail or office space, or live/work spaces may be appropriate in the
blocks closest to Dillard Street.  In this case, an even more intense urban
form may be appropriate.

However, a more neighborhood form, with greater use of porches and
clapboard, would be required in the Edgemont area (the southern portion
of Zone B).  The Revitalization Plan shows a townhouse building footprint
in Edgemont, but an equally appropriate option is a triplex housing form.
The triplex form would look like a large, gracious single family house, but
would in fact hold three units, served by a rear alley with parking.

e) Senior Housing

The planning effort considered several options for serving the senior
citizens in the neighborhood.  Of course, some prefer to rent or own homes
scattered throughout the area.  Others, however, appreciate a dedicated
community for senior citizens.  During the community meetings, the
planning team presented several possible locations for such a community.
The meeting participants expressed a strong desire to remain in the center
of the neighborhood.  They also preferred units similar in quality to
bungalow houses with porches on which they could chat with their
neighbors.  This suggested that, rather than a corridor apartment building,
a “senior village” concept was more appropriate.

The Revitalization Plan proposes such a community in the block formed by
Worth, Elm, Alston and Morning Glory Streets.  This proposal would
incorporate and preserve several historic bungalows.  The eastern end of the
block, which has four empty parcels, sits nearly 10-feet below the rest of the
block.  Here, a two-story entry building would bridge the gap between the
two levels and create a strong presence on Alston Avenue.  This building
would provide approximately 14 newly constructed units of senior housing.
At the western end of the block, the six historic bungalows would be
renovated, each holding one, or perhaps two, units.  Additional one-story
units would be built between the existing bungalows and set back from the
front façade.  The bungalows and the new one-story units would all have
access to a pedestrian courtyard in the middle of the block.  The grade
change permits all units, even those on the second floor of the Alston
Avenue building, to have a direct ground-floor exit.  This village could be
efficiently maintained and would afford a sense of privacy and single-family
living close to the center of the neighborhood.

Senior Housing

A “senior village” could incorporate new construction around the historic structures of the
Golden Belt Historic District, while also preserving and upgrading the older buildings.

:  Revitalization Plan
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f) Concentrated Upgrading

The planning effort revealed two areas within the community where
substantial upgrading is necessary, either to resolve significant problems or
create the conditions for a successful revitalization effort.  These areas are
Barnes Avenue and the blocks adjacent to the Few Gardens site.

Along Barnes Avenue (Zone D), the crime and disinvestment have become
sufficiently problematic to inhibit the progress of any nearby revitalization
effort.  The success of the HOPE VI effort depends on the transformation
of Barnes Avenue into a safe, well-controlled, well-maintained community.
Potential elements to be addressed in this area are the lack of connection
between Barnes Avenue and other neighborhood streets, the length of the
block itself, the quality of the housing stock, the low rate of
homeownership, and the possible contribution of Goose Creek to the
crime in the area.  There are multiple solutions to the problem of Barnes
Avenue, but it is critical that one of them be successfully implemented.

The selected approach must achieve three things - the extension of
Southgate Street as far west as possible to break up the block, the
integration of the area with the rest of the neighborhood by connecting
Barnes Avenue and Goley Street, and, most importantly, the achievement
of a 50% homeownership rate within the next 3-4 years.

The Revitalization Plan proposes demolition and rebuilding of the area,
with the creation of two parallel streets and the construction of 76 new
homeownership units, for a net increase of approximately 30
homeownership units.  This plan would increase homeownership
opportunities and would discourage crime in Goose Creek and on the
Eastway School grounds by creating a street with frontage on, and
consequently supervision of, the creek and school grounds.  The primary
alternative would retain the current Barnes Avenue and would acquire units
on the street, renovating them or replacing them for sale to homeowners.
This approach can be achieved more gradually, with the potential for less
disruption, but does not improve the supervision and maintenance of
Goose Creek.

The blocks adjacent to the Few Gardens site to the west and south also
require substantial upgrading in order to contribute to the re-positioning of
the Few Gardens site.  The Revitalization Plan requires the introduction
into the neighborhood of new, high quality housing stock in order to effect
the transformation to a mixed-income community.  The Few Gardens site
is the centerpiece for the transformation of the neighborhood as a whole.
The primary approaches to the Few Gardens site from Alston and Angier
Avenues must reinforce this re-positioning of the neighborhood as a
community of choice.  Consequently, the adjacent blocks will require
substantial renovation or rebuilding.  In addition, the Revitalization Plan
identifies the area south of the Few Gardens site for a substantial
improvement in the neighborhood amenities – a new neighborhood park.

g) Infill Housing

The Revitalization Plan also contemplates infill and renovation activities
along the northern and eastern boundaries of the revitalization area
(Zones F and G).  The housing stock and neighborhood pattern in these
areas is fundamentally stronger than in other parts of the community.
However, these areas would benefit from additional investment.  The
Revitalization Plan anticipates infill development on vacant or
abandoned parcels, and some acquisition and renovation of existing
structures.  These activities would focus on creating homeownership
opportunities.          The new units will strengthen the existing neighborhood
fabric and create homeownership opportunities critical to the long-term
success of the neighborhood.

Barnes Avenue

While improving the Barnes Avenue area is important to the revitalization effort, this can
be achieved in multiple ways.  One alternative takes an aggressive approach, emphasizing
demolition and reconstruction, while the second upgrades the area based on renovation of
the current fabric. Reconstruction Approach Renovation Approach

:  Revitalization Plan
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4. Open Space Network
While the neighborhood gateways, the neighborhood center and the
housing comprise the built environment, a neighborhood of choice also
requires a well-conceived, well-maintained and safe open space network.
The community articulated a diverse set of needs with respect to the
programming, location and quality of open space.  They requested
basketball courts for the teens, but wanted them to be highly controlled to
avoid disruptive behaviors.  They wanted more age-specific play areas, but
clustered so that all ages could play in the same general area.  They asked
that the play areas, and particularly the tot lots, be highly visible and
located within a few blocks of their homes.  Most of all, they called for well
designed, defensible spaces that are regularly maintained, visible, attractive
and safe.

The Revitalization Plan organizes recreation areas along a continuum from
passive/private to active/public.  At one end of the spectrum, each new
housing unit will have a private front and back yard.  Next along the
continuum are a series of smaller pocket parks and tot lots scattered
throughout the neighborhood and immediately accessible to most homes.
In a few key locations, community parks provide a gathering spot with
more play facilities than are available in the small tot-lots.  These
community parks are larger and less common than the tot lots, but are still
within an easy walk from home.  Finally, the overall revitalization program
includes larger fields for organized sports and active recreation.

Recreation, however, is not the only important open space.  On-site
landscaping and street trees will provide shade on hot days.  Plazas with
benches and trees provide more urban open spaces in key locations
surrounded by significant buildings.  Finally, the stormwater system
requires open space that is primarily a passive visual, rather than a
recreational, amenity.  The Revitalization Plan proposes an open space
network that includes all of these elements, complementing the City’s open
space plans while distributing green space more regularly throughout the
neighborhood.  The Plan provides each part of the community with an
accessible park and creates local nodes around which the neighborhood can
come together.

a) Tot Lots

Tot lots are an important element in any family-oriented community.
Small children cannot walk more than one or two blocks to a playground,
so tot lots should be developed in connection with each development
project.  The Revitalization Plan identifies several tot lot locations, but
anticipates that the precise sites may change over time.

b) Neighborhood Parks

Two neighborhood parks - Edgemont Park and Longmeadow Park -
currently serve the revitalization area.  The playgrounds and open spaces of
these two parks are too far away for residents of a large part of the
neighborhood to walk to with children.  The Revitalization Plan proposes a
new neighborhood park, potentially on the south side of Morning Glory
between Blacknall and Goley Streets.  A new park would enhance the

:  Revitalization Plan

Proposed Open Space Network

The Revitalization Plan proposes a network of open space, with active recreational locations linked to the surrounding neighborhood by pedestrian corridors and other greenways.
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neighborhood amenity mix and would serve the southeastern quarter of the
area.  A neighborhood park would also provide a focal point and identity
to the newly revitalized central portion of the neighborhood.  The park
concept will be developed in the implementation stages of the
revitalization.  Ultimately, the park should serve as a neighborhood green, a
central gathering place where children can play, and a space for other
family activities.  It should be surrounded on all sides by housing that
serves as an attractive face and puts eyes on the park.

c) Recreational Fields

The neighborhood’s primary recreational fields are north of the Eastway
School, quite removed from the southern part of the neighborhood.  The
Plan suggests a small new recreational field on Ramseur Avenue serving the
Edgemont community.  The nearby John Avery Boys and Girls Club could
coordinate programming.  This site is identified as a Community Use area
in the City’s 1992 Edgemont Area II Revitalization Plan.

d) Plazas

The Revitalization Plan identifies two urban plazas – one at the corner of
Main and South Elizabeth and the second at the corner of Main and
Angier.  The smaller of the two, at Main and South Elizabeth, is a small
plaza out of necessity – it is not appropriate for development.  The larger
plaza at Main and Angier serves to highlight the façade of the Hosiery Mill
building, creates an urban space welcoming people into the neighborhood
and contributes to the coherence of the Main Street Gateway described
above.  This plaza may also become a pleasant location for the senior
citizens living in the Hosiery Mill to spend the day playing chess or
watching the world go by.

e) Goose Creek Watershed Greenway

Goose Creek, a small creek and stormwater runoff facility, forms a north-
south spine through the center of the revitalization area, past the Eastway
School and through the current Few Gardens site.  Large portions of the
creek are currently underground, while the visible portions are poorly
maintained and overgrown.  The creek creates complications for
development and has been left as open space and as a stormwater channel.
As a stormwater channel, the greenway is not appropriate for more active
recreational activities such as parks and playgrounds.  The actual
programming of the watershed greenway would depend on whether the
creek runs through a culvert or is exposed to daylight.  In either case, the
greenway is fundamentally a visual amenity, with opportunities for a scenic
walk and linear open space running from Longmeadow Park (the terminus
of the proposed Roxboro Rail Trail bike corridor) to Maple Street.

The Revitalization Plan has been formulated so that housing overlooks
these open spaces in order to supervise them.  In addition, maintenance of
the open space will be extremely important to ensure that it does not
become overgrown and insecure.  As a result, the Revitalization Plan
anticipates that maintenance will be the responsibility of the adjacent rental
properties or homeowners associations and the new development has been
structured with this need in mind.

Neighborhood Park

A neighborhood park serves as an amenity and gathering place for the surrounding community.  The programming could include playgrounds, lawns, fountains to play in or other features to be
determined through the upcoming planning process.

:  Revitalization Plan
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C.C.C.C.C. DDDDDesign Aesign Aesign Aesign Aesign Apprpprpprpprpproachesoachesoachesoachesoaches 1. Principles
The Revitalization Plan must articulate principles to guide the design of each specific development to ensure that the revitalization activities establish a coherent
pattern in support of a common goal.  The principles focus on a uniform level of quality consistent with market standards, on amenities to meet the target markets’
needs, on defensible space, and on the integration of the new development with the existing neighborhood.

a) A High Quality Product

First and foremost, the Revitalization Plan seeks to transform North East Central Durham into a neighborhood that both serves current residents and appeals to
potential residents with other choices.  Only high quality housing products will attract market-rate consumers.  The revitalization strategy rests on the philosophical
foundation that low-income families deserve no less.  The difference between homes for low-income families and high-income families should be in the financing,
not in the quality, of the home.

The revitalization also seeks to create a mixed-income community.  In order to minimize differences among families, incomes should not be readily apparent from
the nature of the home.  The Revitalization Plan expects that affordable and market-rate homes will be physically indistinguishable, and that uniform standards will
apply to all units.

b) Meeting the Target Markets’ Needs

Second, the homes built or renovated in connection with the revitalization effort should reflect the lifestyle needs and desires of both current and future residents.
In a mixed-income community, the needs vary according to each targeted segment of the market.  The Revitalization Plan seeks to meet these wide-ranging needs
and to exceed the attention to design found in today’s new market-rate communities.

Market standards evolve over time, and today’s consumers expect contemporary amenities, floor plans consistent with current lifestyles, and rooms meeting modern
size standards.  The new housing must meet or exceed these requirements.  Durham area consumers expect a degree of “elbow room” not found in many older
communities, and the designs must provide the space and privacy to satisfy these needs even in a relatively dense environment.  Market research also shows that
consumers prefer a “fresh,” new-construction appearance, indicating that compatibility with historic forms must be by reference, not imitation.  In order to
overcome the market’s perception of the neighborhood, the new units must offer better design, more space and higher quality amenities than any available
comparable unit.  Only with this competitive positioning will the neighborhood successfully attract a new market-rate demographic.

In addition to creating housing opportunities for economic integration, the floor plans should create opportunities for mobility impaired residents.  Every
development phase should strive for accessibility, adaptability and visitability design enhancements that meet or exceed the requirements of the Fair Housing Act
Amendments of 1989 and the Handicapped Section of the North Carolina Building Code.

c) Defensible Space

Third, every design decision must be made with an eye to creating defensible space.  Both public perceptions and resident complaints about the community focus
on personal security concerns.  The Revitalization Plan seeks to promote defensible space designs, but the true implementation of the concept will be in the design
decisions made with respect to each unit.  Window placement will create views of the streets, back yards and side yards.  New open spaces, from tot-lots to the
neighborhood park, will be under the direct visual control of many homes.  Front and rear entries and rear alleys will be well lit, and there will be motion sensor
lighting between buildings.  The Plan proposes that street lighting be designed to maximize security consistent with a residential neighborhood feel.

d) Integrating with the Existing Neighborhood

Finally, the new development must be internally consistent and transition comfortably into the existing neighborhood.  There must be a predictable and consistent
relationship among buildings and between the buildings and the street.  This is played out in set backs, side yards and building massing.  Similarly, smooth
transitions between buildings promote a harmonious street experience.  As height and density vary through the neighborhood, the transitions should be expressed
through careful massing and grandeur rather than jarring scale increases.  For example, the shift from 1 story to 1½ stories to 2 stories should be managed with
rooflines that mitigate the differences.  Similarly, two story homes are clustered together, surrounded by wider lots with 1½ and 1 story homes providing a natural
transition to the typical single-story bungalows of the neighborhood.

The building forms must also be compatible with the existing residential character of the neighborhood and must reflect or reference the local vernacular.  The
units will be informed by, but not necessarily imitate, the historic forms of housing in the revitalization area and elsewhere in Durham, maintaining a sense of
compatibility between the old and the new.  The Durham Historical Society is preparing a pattern book of historic detailing in the area to complement, at the level
of architectural detail, the broad principles of the Revitalization Plan.

The successful transformation of
the neighborhood into a
community of choice depends on
the quality of each level of
development planning.  The
overall elements, such as land use
patterns, treatment of key
locations and the street grid, are
the skeleton for the program.
The plans for each development
area put the muscle on the
underlying skeleton.  The design
approaches dictate the visible
features of the revitalization,
defining how the neighborhood
will be perceived and experienced
on a daily basis.

:  Revitalization Plan
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2. Home Design Features
The Revitalization Plan incorporates a set of design decisions to organize
the relationships among buildings and between interior and exterior space.
These decisions affect lot size, massing, parking, transitional spaces and
interior amenities.  These design guidelines also create consistency and a
coherent pattern throughout the neighborhood, contributing to its transfor-
mation.

Lot sizes and organization fundamentally shape a resident’s interaction with
the neighborhood and his or her neighbors.  The Revitalization Plan seeks
to balance privacy with defensible space principles, “elbow room” with a
pedestrian, transit-oriented level of density.  The Plan recommends a mix of
40-foot and 50-foot lots, with a preferred 100-foot depth, which would
accommodate a range of housing options.  At particularly high visibility or
high amenity locations, such as significant parks, the plan maximizes access
to these locations by using the narrower, 40-foot lots, dictating a two-story,
single family house.  The 50-foot lot can accommodate both a single family
home (on one or two levels) or a two-story duplex which would look like a
large single-family home.  The Plan anticipates that most duplexes would be
side-by-side units.  However, the Plan recommends a front-back arrange-
ment on corners, allowing each unit to face one of the intersecting streets.
This design activates both sides of the property and creates a safer and more
consistent neighborhood.

The lot size also dictates parking and back yard arrangements.  The plan
anticipates that the 40-foot lots would be served by a rear alley for parking,
allowing the front yards and sidewalks to be uninterrupted by cars and
driveways.  The single family 50-foot lots could accommodate a driveway
next to the house.  A one-story single-family house on a 50-foot lot could
easily be an accessible unit in a traditional bungalow style, while a two-story
house on the same lot would have a larger backyard.  (This lot width also
accommodates locations where the lots are not quite 100 feet deep.)  The
duplexes on a 50-foot lot would be served by alley parking in the rear.  In
each case with parking in the rear, whether associated with single-family
units or townhouses, the parking is located close to the buildings and, in
particular, close to the back door of each unit.  The residential market
favors identified parking for each unit over generalized parking lots.  On-
street parking serves guests, calms traffic and creates another buffer layer
between the sidewalk and the street.

SINGLE FAMILY
ONE-STORY

(WITH DRIVEWAY)

SINGLE FAMILY
TWO-STORY

(WITH ALLEY PARKING)

DUPLEX
TWO-STORY

(WITH ALLEY PARKING)
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The relationships between buildings and the street, in the form of set-backs
and exterior amenities, also shape neighborhood interactions.  Clearly
delineated front and rear yards with private front and back entries to each
unit create a sense of ownership and responsibility.  A resident will feel an
obligation to monitor behavior in his or her front and rear yard and any
associated alley parking because any disruptive activity is an affront to the
individual resident rather than a generalized activity in the neighborhood.
The Plan envisions rear yards a minimum of 20 feet deep with most of the
units having more generous yards.  Each home will also have an exterior,
semi-private living space on the street, reinforcing the resident’s association
with his or her front yard.  In the single and duplex homes, this space is a
6-8 foot deep front porch, while in the more downtown locations, stoops
and terraces serve this function.  Resident feedback indicated that an 8-12
foot setback from the sidewalk to the porch allows for comfortable
communication between someone on the porch and a neighbor passing by,
while allowing a comfortable transition from the public to the private
space.  The consistent setback also reinforces the predictability necessary
for a successful neighborhood transformation.

The next level of home design is the relationship between exterior and
interior space.  Kitchens or family rooms and a bedroom in the rear of the
unit, with windows over the backyard and alley, permit parents to monitor
these spaces and to supervise children’s activities.  Similarly, generous
windows in the front of the house create “eyes on the street” - a perception
by passers-by that their actions may be noticed.  A rear door leading from
the parking to the kitchen facilitates activities such as unloading groceries,
and large exterior storage creates a place for bikes and toys.

Finally, the interiors must accommodate modern needs and promote a high
quality of life.  Unit designs should emphasize open floor plans and
generously proportioned rooms and ceilings, while establishing a sense of
intimacy and comfort.  The homes should have modern amenities such as
central air conditioning, laundry hookups, dishwashers, solid cabinetry and
home safety measures.  The Revitalization Plan anticipates that the homes
will feature a variety of floor plans to respond to different family needs.
Fundamentally, the Revitalization Plan charges the architects to design
comfortable, quality living environments to bring the revitalization effort
to a successful conclusion.

:  Revitalization Plan
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This Revitalization Plan outlines a transformative vision for North East
Central Durham.  It is a vision of a safe and secure community, providing a
range of housing options to a variety of Durham families.  The vision
contemplates closing physical divisions to reconnect the area internally and
with the rest of the City.  It envisions a pedestrian and neighborly
environment, building on the neighborhood’s proximity to downtown and
the planned Triangle Transit Authority rail station.  Most importantly, the
Revitalization Plan seeks to create a neighborhood of choice.

The strength of a neighborhood is measured by whether current residents
choose to keep living there and whether new residents choose to move to
the community, even when they have other options.  These choices turn on
people’s perception of the quality of their options.  A new consumer will be
attracted to a historically distressed urban neighborhood only if she
perceives a change in the neighborhood.  A new consumer will stay in the
neighborhood only if she finds high quality homes at an excellent value.
The HOPE VI grant provides the opportunity to create this value.  High
quality development in key locations will transform people’s perception of
the area and invite exploration.  A consistent and coherent land use pattern
and streetscape will provide reassurance and predictability, encouraging
visitors to investigate the new options before them.  Finally, the amenities
and housing quality available in the community will encourage them to
settle here.

While the success and strength of a neighborhood is measured by people’s
choice to live there, the success of a revitalization effort is measured by
people’s satisfaction with the result.  The Revitalization Plan was based on
professional judgements informed by community participation, and it will
be revisited and revised throughout the implementation process to respond
to additional information or changing conditions.  While no
comprehensive neighborhood revitalization effort can be achieved without
some inconvenience, an informed community can determine when the
disruption is justified by the quality of the result.  The Revitalization Plan
creates a framework for the highest quality product.  Each step of the
implementation will evidence whether the revitalization effort achieves the
aspirations of the Plan.

The Housing Authority of the City of Durham and its development
partner, The Community Builders, Inc., have set a high bar - a vision in
which the current residents enjoy a higher quality of life, sharing a strong
and vibrant community with a diversity of new neighbors.  The
Revitalization Plan provides the guidebook to achieve this vision.  The
success of the implementation depends on many others, from City officials
to contractors to local residents, joining in this partnership to lift the area
to new heights.  North East Central Durham deserves no less.
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AAAAAcknocknocknocknocknowledgementwledgementwledgementwledgementwledgement

This Revitalization Plan builds on contributions and assistance from many
people.  Neighborhood residents, leaders of local churches, institutions,
advocacy and community groups, government officials from the City of
Durham, the Triangle Transit Authority and other local and state agencies
and many others have all recognized the importance of vigorous debate and
have contributed to the ongoing discussion of which this Revitalization
Plan is a part.

It would be impossible to list or adequately acknowledge the many people
who have contributed ideas and feedback to this master planning process.
However, without their generous investment of time and energy, the quality
of this Revitalization Plan would have suffered substantially.  The members
of the Durham HOPE VI Revitalization Planning team appreciate the
time, energy and careful thought the participants in the process have
contributed.  Thank you.

We look forward to your continued participation in the Durham HOPE
VI revitalization effort.
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