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3.1 DESIGN GUIDELINES 

For the Concept Plan to be successful the approach to designing 
the built environment in Central Martinez must change. Because a 
strong, well-balanced relationship between land uses, buildings, 
and public spaces is essential to the Concept Plan, neither 
buildings nor developments can be designed as stand-alone 
objects with no regard for their context. Rather, everything within 
the Study Area must be held to the same exacting and inter-related 
standards of design.   

With the exception of industrial uses, all buildings should meet 
basic standards of design. The following guidelines are intended to 
provide guidance for both private developers and the Columbia 
County. In addition, many of the guidelines should be included in a 
new zoning district for Central Martinez. 

Buildings and Sites 

n Face primary building entrances to the public sidewalk and 
street. 

n Require uses to have entrances directly accessible from the 
adjacent sidewalk. 

n Prohibit blank walls adjacent to the street or sidewalk. 

n Limit openings above the first story to not more than 50 
percent of the total façade area, with each façade being 
calculated independently 

n Require commercial uses to front the sidewalk with 
storefronts. See below. 

n Limit front and street-facing facades of commercial, 
industrial, mixed-use, civic, or multifamily buildings to brick, 
cast stone, true stucco, hardiplank, or stone.  

n Prohibit split-faced brick, vinyl siding, concrete masonry 
units, and EIFS on the exterior of single-family homes or 
townhomes, excluding foundations. 

n Require all commercial and mixed-use buildings to have a 
minimum height of 24 feet. 

n Limit building height to 75 feet (approximately five to six 
stories) within the mixed-use core of Martinez Town Center. 

n Limit building height to 35 feet (approximately three stories) 
in single-family residential and townhome areas. 

n Limit building height to 55 feet (approximately four to five 
stories) in all other areas. 

n Require new buildings in the Casa Linda and Columbia 
Heights sectors to have pitched roofs. 

New buildings in Central Martinez 
should embrace the street and 
sidewalk 
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n Screen loading and dumpster areas from the street by 
locating them behind buildings. 

n Screen mechanical equipment on roof from public view. 

n Require large developments to provide usable open space 
in the form of park, courtyards or plazas. 

Storefront Retail  

Pedestrian-oriented retail is the most delicate component of any 
community design. Retailers and developers accustomed to 
building large, faceless boxes are often unable to translate 
operational considerations to a “Main Street “ setting with success.  

To create a pedestrian oriented retail environment, buildings must: 

n Front the back of the Supplemental Zone for at least 70 
percent of its length. 

n Provide retail space for at least the first 20 feet in depth 
from the back of the Supplemental Zone  

n Provide glass for a minimum of seventy-five percent of the 
length of the building, beginning at a point not more than 
three feet above the sidewalk, to a height no less than ten 
feet above the sidewalk.   

n Allow views into the interior or display windows. 

n Provide no length of façade exceeding 20 feet without 
intervening windows or doors.   

n Have a minimum floor to ceiling height of 17 feet. 

n Provide a storefront consisting of: 

o A non-glass bulkhead beginning at grade and 
extending to not less than six inches but not more 
than 36 inches above the sidewalk.   

o A glass display window beginning at the top of the 
bulkhead or knee wall, to a height not less than ten 
feet and not more than eleven feet above sidewalk. 

o A transom window located above the glass display 
window and sidewalk level door and with a minimum 
height of 24 inches and a maximum height of 36 
inches. 

o A non-glass sign band located above the transom 
having a minimum height of 36 inches and a 
maximum height of 60 inches. 

o A primary pedestrian entrance recessed a maximum 
of five feet from the exterior façade and with a 
surface area that is at least 70 percent glass. 

This Safeway supermarket provides 
a pleasant street presence through 
the addition of space for smaller 
retailers along the sidewalk 

Glass at sidewalk level is essential 
for storefront, pedestrian-oriented 
retail 
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n Recess any first-story drop ceiling a minimum of eighteen 
(18) inches from the display window opening. 

n Provide small liner retail buildings along the sidewalk when 
big box stores require parking between them and the street. 

Streets 

n Prohibit gates or fences across any streets or private 
drives, with the exception of driveways serving single-family 
homes and industrial facilities. 

n Encourage new large developments to include provisions 
for current or future connectivity to adjacent parcels, 
regardless of whether such parcels are developed 

n Limit new block lengths to a maximum of 800 feet, but an 
average of between 400 and 600 feet within a development 
or subdivision 

n Requiring that surface parking lots be subject to maximum 
block size requirements and that new streets through them, 
whether public or private, be treated in the manner 
recommended for Formalized Streets. 

 

Small liner buildings separate the 
Safeway supermarket from the street 

Recommended Storefront treatment 
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Parking and Parking Lots 

n Limit curb cuts to one per development street frontage. 

n Permit shared parking. 

n Provide walkways connecting parking lots and sidewalks. 

n Provide a ten foot wide landscape buffer (including trees) 
between all parking lots adjacent and the street. 

n Place all parking behind or to the side of buildings.  Parking 
between a building and the street is not acceptable. Where 
frontal parking is required, small liner buildings with a 
minimum depth of 20 feet should be provided at the back of 
the sidewalk to screen said parking and create a 
pedestrian-friendly sidewalk environment. 

Sidewalks 

Public sidewalks shall be located along all public streets and shall 
have minimum widths as specified below. Sidewalks shall consist 
of two zones: a Street Furniture and Tree Planting Zone and a 
Clear Zone.  In all areas, the Street Furniture and Tree Planting 
Zone should be unpaved, except in retails areas where on-street 
parking is provided; in this case the zone may be paved, provided 
that trees are provided with a five by eight feet tree cutout. 

On existing streets and without redevelopment: 

n Require sidewalks to have a minimum total width of six feet, 
including a minimum one foot wide Street Furniture and 
Tree Planting Zone adjacent to the curb and a five foot wide 
Clear Zone. 

On new streets: 

n Require sidewalks on neighborhood streets to have a 
minimum total width of twelve feet, including a seven feet 
wide Street Furniture and Tree Planting Zone adjacent to 
the curb, and a five feet wide Clear Zone. 

n Require sidewalks on shopping streets to have a minimum 
total width of 15 feet, including a five feet wide Street 
Furniture and Tree Planting Zone adjacent to the curb, and 
a ten feet wide Clear Zone.  

n Require sidewalks on service streets to have a minimum 
total width of ten feet, including a five feet wide Street 
Furniture and Tree Planting Zone adjacent to the curb, and 
a five feet wide Clear Zone. 

Future sidewalks would include a 
Supplemental Zone (left), Clear Zone 
(center) and Planting Zone (right) 

Small, pedestrian-scaled signs 
should be provided on shopping 
streets 
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On existing streets and with redevelopment: 

n Require sidewalks on State Routes to have a minimum total 
width of 22 feet, including a twelve feet wide Street 
Furniture and Tree Planting Zone adjacent to the curb, and 
a ten feet wide Clear Zone. 

n Require sidewalks in Casa Linda and Columbia Heights to 
have a minimum total width of seven feet, including a one 
feet wide Street Furniture and Tree Planting Zone adjacent 
to the curb, and a six feet wide Clear Zone. 

n Require sidewalks on all other streets to have a minimum 
total width of twelve feet, including a seven feet wide Street 
Furniture and Tree Planting Zone adjacent to the curb, and 
a five feet wide Clear Zone. 

Supplemental Zone 

The area at the back of the sidewalk and between the sidewalk 
and the building, customarily known as the Front Yard, shall be 
defined as the Supplemental Zone.  New development shall: 

n Hardscape the Supplemental Zone and utilize it for outdoor 
dining or displays adjacent to retail uses. 

n Build all buildings to the back of the Supplemental Zone.  

n Provide the following treatment on shopping streets: 

o Buildings built to at least 80% of the length of the 
Supplemental Zone. 

o A six feet high street wall along the unbuilt portion. 

n Limit the height of fences within a Supplemental Zone 
adjacent to residential uses to forty-two inches. 

n Prohibit parking or loading within the Supplemental Zone. 

n Encourage the landscaping of fences. 

n Prohibit fences within a Supplemental Zone adjacent to 
non-residential uses. 

Signs 

n Limit freestanding signs to monument signs having a 
maximum height of eight feet. 

n Prohibit pylon signs. 

n Prohibit freestanding signs between a building and the 
street along shopping streets.  

n Utilize wall and blade signs along shopping streets to focus 
on pedestrian visibility, rather than vehicular. 

This neighborhood sidewalk includes 
a seven feet wide Planting Zone and 
a five feet wide Clear Zone 
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n Require signs between a building and the street to be 
applied to buildings. 

n Prohibit glossy extruded plastic, internally lit signs. 

n Limit sign material to wood, metal, stone, or externally lit 
and matte finished plastic signs.  

Park and Open Space Surroundings 

n Ensure that adjacent streets are along a minimum of 50 
percent of the park’s perimeter and optimally along 100 
percent of its perimeter. The safest parks are those that are 
completely visible to neighbors and police driving on 
surrounding streets. 

n Face surrounding buildings onto park or opens spaces; 
avoid back yards abutting the park. Without exception, 
parks with abutting backyards that are screened from 
visibility by backyard fences are less safe than others. 

n Ensure that no streets dead end into parks creating security 
problems. 

Park and Open Space Design 

n Ensure visibility into the park from surrounding homes and 
streets. 

n Eliminate and avoid barriers and walls surrounding a park 
or open space that restrict accessibility, reduce the service 
area, and create security problems along edges. 

n Ensure that parks and open spaces are at-grade with 
adjacent streets for a minimum depth of fifteen feet from 
said street to ensure maximum visibility into them. 

These homes in Atlanta face Freedom Park and are separated from it by 
a street, ensuring maximum public access 
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Designing for Security 

One of the biggest threats to the creation of a walkable, vibrant 
neighborhood is the potential proliferation of gated multifamily and 
single-family communities. Although the Study Area has historically 
been gate-free, new developments could otherwise result in new 
gated communities within the Study Area. 

While the desire for security is understandable, the gating off of an 
entire community from its surroundings is not acceptable. 
Conventional gating not only prevents the connectivity that is 
essential to the Concept Plan, it also serves to segregate residents 
and promote social isolation.  Gated communities also do a great 
disservice to existing residents of the community who, in many 
cases, have lived their for decades by suggesting that the 
community they know and value is something which the newcomer 
must be isolated from.  Additionally, the security benefits of gating 
a development are oftentimes more psychological than reality-
based.  Studies across the nation have shown that gated 
communities can make their residents more naïve and, as a result, 
more prone to crime within their walls.  In fact, it is sometimes 
argued that gated communities actually promote crime by 
removing eyes from the street, creating a false perception of 
security, and promoting social isolation. 

Hundreds of developments across the nation have shown it is 
possible to provide meaningful security without surrounding a 
multifamily complex or single-family development with gates and 
fences.  The following principles are best practices which should 
be observed within the Study Area if it to ever truly transform from 
an anti-pedestrian, disconnected collection of buildings into a truly 
walkable and cohesive neighborhood.   

Principle 1:  Use buildings to secure space 

The most important principle in providing security without creating 
a conventional gated community is use buildings themselves to 
provide security.  Arranging street-oriented buildings in a 
continuous wall around a block and then locating parking on the 
interior of a block creates a de-facto secure zone at the interior of 
the block. Between the buildings and the street, shorter fences, 
which should not exceed 42 inches in height, can be provided to 
differentiate between public and private space, while larger, more 
functional security fences can be provided at breaks in buildings.  
See image at top left. 

By using this technique, security is provided without utilizing a high 
fence.  More importantly, however, is that the development does 
not appear to be separate from the community because buildings 
relate to the street and the fencing that is provided between the 
building and the street is at a traditional human scale. 

 
A small low fence surrounds these 
townhomes, while the buildings 
themselves create a barrier to 
internal areas. 

 
Landscaping along this fence softens 
the sidewalk environment 

Taller fences can be provided 
between buildings, while lower 
fences with gates are along the 
street 
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Principle 2:  Provide security on doors 

In traditional community design, security occurred at the door. 
Doors faced the street and often had short fences and gates at the 
sidewalk entrance that allowed residents to access the street. The 
same principle applies today. Doors should face the street and 
allow residents to walk directly onto them. Street-facing doors 
should be adequately secured with locks in the unlikely event that 
somebody would jump the maximum 42-inch fence. 

In some cases, gated doors or entries can be recessed into the 
façade of the building to provide security without gating the entire 
community.  This is most effective in cases where inner corridors 
access the street for non street-level units. See image at left. 

Principle 3:  Provide open streets 

An interconnected system of streets is essential to achieving 
Principles 1 and 2. Streets creating blocks not in excess of 800 feet 
in length should be provided in all multifamily and single-family 
communities. Said streets should not be gated and should allow 
public access. If any gates or fences are to be provided, they 
should only be around off-street parking areas and not the streets 
themselves. 

 
This building provides a secure door 
into internal hallways, but is not 
gated from the street 
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3.2 RETAIL GUIDELINES 

The single most important competitive advantage of retail 
development throughout the study area will be its ability to provide 
residents, area employees and visitors with a variety of shopping 
and entertainment options that are not only convenient but unlike 
what they can find elsewhere in the area.  A large share of 
Martinez’s major commercial development is concentrated along 
Bobby Jones Expressway and Washington Road, much of which is 
comprised of national retail chains in a ubiquitous commercial strip 
setting.  The end result is that existing retail development in and 
around the study area offers nearby residents convenience, ample 
choices and an experience almost identical to hundreds of 
commercial areas throughout the nation: “Anywhere USA.” 

As new entertainment, shopping, housing and office uses are 
developed in the study area, it is imperative to the future success 
of this development that it adhere to several guiding principles to 
reinforce and enhance its distinct identity.  These principles are 
reflected in the following guidelines: 

Work to promote business clustering:  A critical component of retail 
development is the creation of a unified district with complementary 
businesses that benefit from each other’s sales, customers and 
markets.  The primary vehicle for developing unified groups of 
stores and businesses is clustering – creating mutual advantages 
in terms of pedestrian flow and shared markets between 
businesses.  Successful clustering is dependent upon having the 
appropriate mix of businesses that will create market synergies 
and an uninterrupted grouping of businesses that draw customers 
to and through the entire district. A direct result of successful 
clustering is that it creates a critical mass of businesses that 
encourages customer traffic.  When compatible or complementary 
businesses are clustered together, the likelihood increases that 
customers will go to more than one business and spend more 
money by making multiple purchases. “One purchase leads to 
another” is a time-tested, fundamental principle of consumer 
behavior.  Educating business owners, property owners and real 
estate professionals about the importance of using this business 
development tool is critical. 

Look beyond strip development:  Strip development is one-
dimensional, encouraging customers to complete their tasks and 
leave as quickly as possible without any interaction with the 
community itself.   Shopping centers that lack a sense of place, 
that fail to connect with other aspects of daily life and that do not 
heighten the joy/experience of shopping are ones that will loose in 
the long run.   The study area should not only attract a mix of uses 
(residential, office, institutional, services, restaurant, entertainment 
and retail) but should be developed in such a way that residents, 
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customers and workers feel connected to each other and their 
environment.  

Minimize the use of the automobile:  A safe, pleasant and 
convenient atmosphere for pedestrians and bicyclists will 
encourage movement throughout the entire district.  Although 
customers will more often than not use their cars to reach the study 
area, using design and land use planning to encourage pedestrian 
activity within the study area as well as enticing residents and 
workers to walk to shopping and entertainment will enliven the 
overall area, reduce traffic and invoke a sense of community.  

Consistent architectural scale and style:  Honoring the historic 
character of the community through consistent design and scale 
will elevate local residents’ comfort level with new development 
and provide shoppers with modern day goods and services in a 
historic, small town setting, which is increasingly hard to find.  

Focus on attracting unique businesses and activities:  Offering 
unique goods and services is the best way to draw multiple target 
markets – area employees, residents and visitors – to the study 
area.  One-of-a-kind mom-and-pop restaurants (e.g., sidewalk 
cafes, dessert shops, home cooking, ethnic cuisine, etc.) or shops 
that focus on customer service and, perhaps, have ties to the 
community will be the easiest to attract to the study area and will 
contribute to the its sense of place (i.e., “place making” 
businesses).   While national retailers can act as anchors, smaller, 
unique stores should be a major component of business 
recruitment.   

Use land resources efficiently:  Work to reuse existing sites (e.g., 
underutilized strip centers) and encourage infill development.  
Ultimately, the study area should be densely developed core area 
with a mix of residential, commercial, cultural and office uses.  
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3.3 RESIDENTIAL GUIDELINES 

While the immediate potential for study area housing appears 
bright, there are several key factors that need to be considered for 
the long-term success of new housing.  Successful housing 
programs throughout the nation seem to have the following 
common elements:     

Commitment to Residential Development: Columbia County  needs 
to make a strong commitment to housing development in the study 
area with appropriate land use regulatory policies, assistance with 
land acquisition, creative financing to bridge economic gaps, tax 
incentives and adequate infrastructure.  A continuing commitment 
from the local government to support new housing is critical to 
nurture developer and resident confidence, as well as to enhance 
financial feasibility.  

Environment:  Significant challenges to ensuring a high quality of 
life are not only economic but also environmental.  Environmental 
issues relate to public image, safety, parking, traffic flow, design 
and architecture, street life and creating a sense of community.   

Security:  New housing located in the study area should include 
security features such as alarm systems, controlled access to 
parking and interior areas, exterior lighting, intercoms, illumination 
of all areas where residents circulate and design features that 
discourage crime.  Housing units that are elevated above retail and 
parking foster a sense of security.  While security features are a 
prime marketing asset, it is vitally important that they are not so 
overwhelming that they create a feeling of fortification between the 
development and the surrounding community.  

Parking:  Secured, convenient parking is a requirement for 
housing.  Experience in other communities has shown that many 
prospective residents see a possible lack of parking as a 
disadvantage of mixed-use living.   While parking is a necessity for 
housing development, it is important that it is well designed and 
integrated into the community (e.g., underground parking or 
landscaped surface parking hidden from the street).  

 

Public Relations:  Working with the local media to highlight success 
stories and monitoring construction throughout the study area will 
help convince target markets that new housing in the study area is 
an attractive and unique lifestyle choice.  Other effective forms of 
communication include newsletters and websites that keep 
potential residents up-to-date on special events and 
redevelopment activity. 
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Quality Product:  New housing must offer high quality product in 
terms of design and amenities.  The challenge is balancing what 
consumers can pay with what they want.  The most frequently 
desired unit amenities will likely include: washer/dryer, security 
system, on-site parking, patio or balcony, storage space, 
interesting views/ architecture and windows/natural light.  

Design Qualities: The design of new construction should relate to 
the surrounding community.  The new residential development 
should be distinctive and not “Anywhere USA.”   Suburban-style 
floor plans need to be avoided since this is not what most town 
center residents are seeking.  As mentioned earlier in this report, 
niche projects that have a small number of units and unique 
architectural style have proven popular in other cities, particularly 
in the for-sale market.  

Support Services:  Many activities of daily life should occur within 
walking distance of residential development allowing independence 
for those who choose not to drive.  Although study area residents 
will more than likely use their cars to commute to work, the promise 
of being able to walk to shop, eat out or do errands is a significant 
selling point for new housing.  Besides proximity to restaurants and 
shopping, study area residents will desire access to groceries and 
convenience goods, pharmaceutical services, a post office and a 
range of services such as dry cleaner/laundry, apparel and 
footwear repair, video rental, film processing, hairstyling, etc. 
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3.4 ACTION PROGRAM 

The Action Program outlines the next steps in the process after 
adoption of this plan by the Columbia County. It includes a list of 
Policies, Projects, time lines and responsible parties. Most 
important, this plan is attempting to address conflict among 
different land uses, growth and traffic while providing livable 
communities, places where people can live/work and enjoy, 
balancing economic growth while preserving historic and natural 
resources and overall improving the quality of life of the residents 
of the area. Stakeholders identified several efforts to assure 
implementation. These included continued diligence on the part of 
area residents, business, and the County to monitor development 
in the Study Area and ensure compliance with the Concept Plan. 
Part of this should be revisions to the Concept Plan and Action 
Plan, as needed. 

Priority Action: Zoning Revisions 

The purpose of this study is to improve the long-term economic 
viability of the Central Martinez and protect its commercial 
corridors and nearby neighborhoods from declines in property 
values. The recommendations of this study provide a significant 
departure from “business as usual” in Columbia County. In the 
past, the County has focused policy and investment emphasis, 
quite naturally, on new development areas that are experiencing 
the most growth, such as the rapidly growing northern and western 
areas. However, apparent economic stress and decline, now being 
experienced by some of the older areas, requires a reevaluation of 
these older areas’ needs and a refocusing of the County’s policy 
and investment emphasis. The investments that the county has 
already made in these declining areas should be protected and the 
communities that surround these areas need to be ensured their 
continued stability.    

A new zoning district is proposed for Central Martinez. This zoning 
district would provide the economic incentives and the design 
requirements needed to attract quality development. It is needed to 
implement revitalization goals. The proposed district would differ 
significantly from existing zoning, by permitting a broader range of 
residential/commercial mixed-use development options. New 
design requirements, based on those identified in Section 3.1: 
Design Guidelines, would improve the visual and pedestrian quality 
of the “public realm “ of the street, such as adequate sidewalks and 
street trees, and require a portion of commercial sites to locate 
buildings on the public sidewalk with parking to the side or rear. 
Such increased development options and requirements have been 
already been used in Evans Town Center and are shown to 
improve property values, encourage quality development, nurture 
stable quality neighborhoods, and sustain vital retail districts. 
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Transportation Projects and Funding 

Many Projects contained in the Action Program are transportation 
related. Public sector transportation improvements signal a 
community’s commitment to revitalization and directly impact land 
use patterns. It is, therefore, essential that transportation 
improvements occur in a proactive manner. Transportation projects 
also have a larger pool of potential funding sources. Through 
working with the Augusta-Richmond Metropolitan Planning 
Organization (MPO) on its own Columbia County Long Range 
Transportation Plan (LRTP), and through involvement in the ARTS 
(Augusta Regional Transportation Study) Transportation 
Improvements Program (TIP) and Long Range Transportation 
Plan, the County could target future transportation improvements 
towards achieving the Concept Plan. 

Any funds administered through the LRTP or TIP will likely require 
a twenty percent local match. Because local funds are limited to 
those provided by the recently approved Local Option Sales Tax 
(LOST), several options for raising matching funds should be 
considered over the long-term, including: 

n Community Improvement Districts (CIDs): A CID is a 
self-imposed, self-taxing district run by a non-profit 
organization. A CID is charged with raising funds from 
commercial properties for public improvements. Columbia 
County should investigate creating a CID for Central 
Martinez area, although preliminary indications suggest that 
there would not be sufficient business organization or 
support for such. 

n Tax Allocation Districts (TADs): A TAD is a special 
district created by a government in which bonds are issued 
by the government to support public improvements 
associated with new development. Said bonds are retired 
with taxes generated by new development. Please see the 
Appendix for more information on TADs. 

n Local Bonds: The county could also hold a bond 
referendum to fund quality-of-life improvements. Said bond 
would require voter approval and would be retired through 
an increased millage rate. 

n Private Donations: A local matches could also be obtained 
through soliciting area property owners, businesses, and 
residents. Although highly unusual, this method was used 
in Atlanta to fund public improvements in the Fairlie-Poplar 
district. 

Private funds may also be used to fund “special interest” 
projects. For example, the PATH Foundation in Atlanta 
funds multi-use trails, while the Trust for Public Lands and 
the Blank Foundation sometimes fund park projects. 
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Without detailed analysis that is beyond the scope of this study, the 
ideal local match mechanism cannot be determined. However, the 
County should carefully explore all available options. 

Cost Assumptions 

As with any macro-level planning process, it is impossible to 
perfectly assign costs to future projects. However, it is possible to 
estimate based on standard cost assumptions. The following 
assumptions are used in the Action Program Matrices found on the 
following pages; all costs include demolition and installation: 

n Street trees = $600 each 

n Pedestrian lights = $3,500 each  

n Concrete sidewalks = $5/sf 

n Six foot concrete sidewalks plus one foot grass strip on 
existing streets, including site work = $6/sf 

n Stamped colored asphalt (local streets) = $5/sf 

n Inlaid asphalt (State Routes) = $9/sf  

n Ten feet wide multi-use trail (with landscaping) = $75/lf 

n Buried utilities = $400/linear foot 

n Neighborhood street (incl. buried utilities) = $175/linear foot 

n Frontage road (incl. buried utilities) = $150/linear foot  

Land costs were based on 2003 values (land plus building) as 
reported by the Columbia County Tax Assessor. Effective 
transportation project land costs were increased by 15% through 
the engineering cost.  

All costs are in 2004 dollars. 

Action Program Matrix 

The matrices on the following pages identify proposed Projects and 
Policies necessary to ensure the long-term revitalization of Central 
Martinez:
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