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Introduction 
 
The purpose of this study is to carry out an analysis between the sites and select the better option for 

developing an urban senior housing project. The main concept behind this project is to locate nearest 

to the University of Cincinnati and unlike the models followed by other universities, try to incorporate 

this project within the major hub and not isolate it. Hence this project is trying to incorporate the 

latest trend of the senior citizen moving near college campuses and the New Urbanism principles.  

 

The sites under consideration are as follows: 

1. Friars Club 

2. Calhoun Blocks 

The figure below shows the location of both the sites and their proximity to the University of 

Cincinnati.  
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Site Analysis Concepts 
 
For any project it is very important to understand the site and its characteristics as the first step in the 

process of good design. Using text, drawings and/or photographs, the constraints and opportunities of 

a site can be identified and explained. Each site has its unique characteristics and hence comparing the 

sites based on the analysis will give a better understanding of the different options. Some of the basic 

topics for analysis: 

• Topography 

• Soils and contamination 

• Trees and vegetation 

• Drainage and watercourses 

• Services 

• Views to and from the site 

• Orientation 

• Microclimate 

• Noise sources 

• Existing buildings including building styles, heights and character of the street scene 

• Interaction between buildings and public spaces 

• Relevant site history 

• Access and communication at all levels (e.g. point access, road networks and public transport) 

 

This analysis should include other site limitations such as planning controls in the form of zoning 

regulations.  

 

Walkability and Walkability index has also become an important concept in analyzing an area. Basically 

it is the measure of the overall walking conditions in the area. It can also be defined as the measure of 

the livability of that area and it incorporates most of the basic topics listed above. For the senior 

citizens these factors becomes really important and hence while evaluating the sites for the urban 

senior housing project this concept could be used as the major determining factor. 
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Walkability 
 
What is Walkability? 

According to Dan Burden of Walkable Communities “a walkable community is designed for people, to 

human scale, emphasizing people over cars, promoting safe, secure, balanced, mixed, vibrant, 

successful, healthful, enjoyable and comfortable walking, bicycling and human association. It is a 

community that returns rights to people, looks out especially for children, seniors and people with 

disabilities and takes aggressive action to reduce the negative impacts of sixty-plus years of auto-

centric design and uncivil driving practices. It is also a community that emphasizes economic recovery 

of central neighborhoods, promotes the concepts of recovering and transforming suburban sprawl into 

meaningful villages, and especially takes ownership and action to protect and preserving open space.” 

(http://www.vtpi.org/tdm/tdm92.htm) 

“Walkability is the cornerstone and key to an urban area's efficient ground transportation. Every trip 

begins and ends with walking. Walking remains the cheapest form of transport for all people, and the 

construction of a walkable community provides the most affordable transportation system any 

community can plan, design, construct and maintain. Walkable communities put urban environments 

back on a scale for sustainability of resources (both natural and economic) and lead to more social 

interaction, physical fitness and diminished crime and other social problems. Walkable communities 

are more livable communities and lead to whole, happy, healthy lives for the people who live in them.” 

(http://www.walkable.org/) 

“Walkability takes into account the quality of pedestrian facilities, roadway conditions, land use 

patterns, community support, security, and comfort for walking.” (Todd Litman, Victoria Transport 

Policy Institute) 

According to Chris Bradshaw “Walkability” has four basic characteristics:  

1. A "foot-friendly" man-made, physical micro-environment which is characterized by wide, level 

sidewalks, small intersections, narrow streets, lot of litter containers, good lighting, and an 

absence of obstructions.  
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2. A full range of useful, active destinations within walking distance: shops, services, employment, 

professional offices, recreation, libraries, etc.  

3. A natural environment that moderates the extremes of weather- wind, rain, sunlight - while 

providing the refreshment of the absence of man's overuse. It has no problems of nuisances 

such as excessive noise, air pollution, or the dirt, stains, and grime of motor traffic.  

4. A local culture that is social and diverse. This increases contact between people and the 

conditions for social and economic commerce. 

 

There are numerous benefits of a walkable neighborhood including health, transportation, 

environmental, economic, social and overall quality of life benefits. LEED for Neighborhood 

Development values walkability very highly in its rating criteria, which combine locational, design, and 

green technology features in a comprehensive, technically precise system designed to identify and 

reward true smart growth. Hence the walkability concepts are inspired by the New Urbanism approach 

and follow the Smart Growth policies to develop livable communities.  

 

Components of Walkability 

Some of the key factors that can affect an area’s walkability include:  

• Density and land use mix: A mix of homes, stores, schools, parks and other public spaces 

close to each other makes it more likely that the residents will walk more, wherever they are 

required to go and also combine trips in the process. 

• Street layout: The arrangement of the sidewalks and the paths and whether or not they are 

dead ends affects the walkability of an area. For example, a grid street pattern provides more 

direct routes from place to place whereas,  cul-de-sacs and loops may tend to extend the 

distance of travel and make is more likely to drive or put off the outing.  

• Safety: Well-maintained, well-lit paths and stairwells, safe places to cross streets and areas 

that aren’t isolated encourage walking.  
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• Streetscape design: Landscaping and varied storefront designs can make a walk more 

pleasing and interesting. If there are no park benches or rest areas along the regular paths can 

also enhance the streetscape and make the whole area more livable. 

• Accessibility: Gentle slopes, all-weather surfaces, curb cuts, and audible and longer crossing 

signals all make walking more of an option for people with a wide range of abilities. 

• Weather: Cold, hot, wet or smoggy weather can make it difficult to walk outdoors. Planning in 

accordance to the weather conditions can enhance the walkability of any area.                                               

In our case as both the sites are located adjacent to each other this component cannot be used 

to compare the two site options.  

The London Planning Advisory Committee has described the following to be the five Cs that 

characterizes the walkability of a place: 

1. Connectivity: the extent to which the walking network is connected to key attractors like 

public transport interchanged, homes, places of work and leisure destinations. With streets 

connected people can walk from one place to another without facing any obstacles.  

2. Conviviality: the extent to which walking is a pleasant activity in terms of interaction with 

people and the built and natural environment including other road users.  

3. Conspicuity: the extent to which walking routes and public spaces are safe and inviting with 

attention paid to lighting, visibility and surveillance. This also includes the availability of 

mapping and signage.  

4. Comfortable: the extent to which walking is made more enjoyable through high quality 

pavement surfaces attractive landscaping and architecture, the efficient allocation of road pace 

and control of traffic.  

5. Convenient: the extent to which walking is able to compete with other modes in terms of 

efficiency through the implementation of the above factors.  
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According to the global walkability index the Walkability Index comprises of three components: safety 

and security, convenience, and degree of policy support. 

1. Component 1: Safety and Security 

This first component determines the relative safety and security of the walking environment, e.g., 

the safety issues of the pedestrian. What safety measures are in place at major crossings and 

intersections? How safe would the pedestrians feel along walking paths from crime? 

2. Component 2: Convenience and Attractiveness 

The second component reflects the relative convenience and attractiveness of the pedestrian 

network, e.g., whether the pedestrians have to walk a kilometer out of their way just to cross a 

major road? Is there sufficient coverage from weather elements along major walking paths? Are 

paths blocked with temporary and permanent obstructions, such as parked cars or poorly placed 

telephone poles? 

3. Component 3: Policy Support 

The third component reflects the degree to which the municipal government supports 

improvements in pedestrian infrastructure and related services. Is there a non-motorized planning 

program? Is there a budget for pedestrian planning? Are pedestrian networks included in the city 

master plan? 

 

The indicators of the Global Walkability Index were simplified in the table below (Krambeck 2006).  
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Senior housing and Walkability  

Linda Bailey, in her report Aging Americans: Stranded without Options, stated that “As people grow 

older, they often become less willing or able to drive, making it necessary to depend on alternative 

methods of transportation, but unfortunately the United States is currently ill prepared to provide 

adequate transportation choices for our rapidly aging population….As the number of older people 

increases so too will their mobility needs and, how the nation addresses this issue will have significant 

social and economic ramifications” (Bailey, 2004).  

 

“Walking is our most crucial and oldest form of transportation. For many older adults, the ability to 

walk in their community is essential for remaining active, healthy, and engaged with others. Others 

use walking as an alternative to vehicles, but more would likely walk if their community had 

convenient, safe, and enjoyable places to walk”. Hence many communities are trying to improve the 

conditions which would help them to become more Livable and Senior-Friendly (Aging Planning 

Bulletin, North Carolina).  

 

According to the National Household Transportation Survey of 2001, more than one in five (21%) 

Americans age 65 and older do not drive. The main reasons for this include declining health, eyesight, 

physical or mental abilities, concern over safety, lack of access to a car or by personal preferences. 

More than 50% of the non-drivers age 65 and older. These are very important findings which must not 

be overlooked while selecting a site for the senior housing project. The site should definitely be located 

where there is a safe and inviting pedestrian environment and is also connected to the surrounding 

neighborhoods with an efficient public transit system.  

 

The latest trend in the senior housing is being located near the vibrant hubs of college campuses. 

Senior housing architect Rob Steinberg, who designed the Stanford community, says senior 

communities on college campuses are just the next step in a move to more intergenerational 

retirement housing. The major requirements include proximity to amenities and services, and safety, 

both of which are integral components of the walkability concept. 
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Zoning Analysis 
 
Friars Club:  

This site is zoned Residential Multi-family district: RM-0.7 Multi-family. The zoning regulations for this 

sub-district states this as the most intense residential district and it will normally consist of tall multi-

family or condominium structures. The character is intended to be urban and should be used where 

high intensity residential is needed to provide a residential base for important commercial areas. The 

minimum land area for every dwelling unit is 700 square feet.  

 

Multi-family dwellings are permitted. The shared housing for the elderly is permitted with limitation. 

The minimum lot area for every resident is 500 square feet and the minimum living area for every 

resident is 250 square feet. The maximum height allowed for RM-0.7 two-family is 35 feet, but the 

maximum height for RM-0.7 multi-family is not specified. Maps and the summary table are attached as 

an appendix. 

 

Calhoun Blocks: 

This site is zoned Commercial district CC-M. CC stands for the Commercial Community to identify, 

create, maintain and enhance areas suitable for a wide variety of commercial and institutional uses 

along the major transportation corridors and in shopping districts or centers. Although these centers 

may reflect elements of both pedestrian and auto-oriented development, they typically accommodate 

larger scale retail and commercial service uses, such as auto-related businesses and recreation and 

entertainments as a variety of public ands semi-public uses and may include residential uses. “M” 

stands for the mixed community character wherein the district is intended to provide for a mix of the 

pedestrian and auto-oriented development. Older, pedestrian-oriented buildings may be intermixed 

with newer auto-oriented uses.  

 

The shared housing for the elderly is permitted but the multi-family dwellings are permitted only above 

the ground floor in a mixed use building. The minimum and maximum heights allowed are 15 feet and 

85 feet respectively. Maps and the summary table are attached as an appendix. 
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Walkability Analysis 
 
Walk score from the website: www.walkscore.com : 

How It Works 

Walk Score helps people find walkable places to live. Walk Score calculates the walkability of an 

address by locating nearby stores, restaurants, schools, parks, etc.  

Walk Score™ uses a patent-pending system to calculate the walkability of an address based on: 

• The distance to walkable locations near an address.  

• Calculating a score for each of these locations.  

• Combining these scores into one easy to read Walk Score.  

The Walk Score may change as the data sources are updated or as the algorithm used is improved. 

 

What does my score mean? 

Walk Score is a number between 0 and 100. The walkability of an address depends on how far you are 

comfortable walking—after all, everything is within walking distance if you have the time. Here are 

general guidelines for interpreting your score: 

• 90 - 100 = Walkers' Paradise: Most errands can be accomplished on foot and many people 

get by without owning a car.  

• 70 - 90 = Very Walkable: It's possible to get by without owning a car.  

• 50 - 70 = Some Walkable Locations: Some stores and amenities are within walking 

distance, but many everyday trips still require a bike, public transportation, or car.  

• 25 - 50 = Not Walkable: Only a few destinations are within easy walking range. For most 

errands, driving or public transportation is a must.  

• 0 - 25 = Driving Only: Virtually no neighborhood destinations within walking range. You can 

walk from your house to your car!  
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Friars Club: 

Walk score from the walkscore.com website = 83 – “Very Walkable” 

 

 

Source: www.walkscore.com 
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As the scores are given on the basis of the amenities in the proximity and as the Calhoun blocks and 

the Friar’s club are located immediately next to each other, the scores for both will be similar.  

 

The proximity to services and amenities is very essential but is not the only important characteristic of 

a great walkable neighborhood.  Other important ones that the walk score site doesn’t capture but the 

LEED for Neighborhood Development rating system does include sidewalks, safe driving speeds, 

pedestrian-friendly building entrances and windows, reasonable block lengths and, as I discussed in an 

earlier post, street trees.  The presence of on-street parking is also an example of creating a feeling of 

safety for walkers because it separates them from moving traffic. 

 

 
Comparison on the basis of the Walkability components: 

The two sites can be compared on the basis of the components of the walkability. Both of them are 

adjacent to each other and are located in the immediate proximity of the University where the major 

hub of developments is expected to occur. For the simplicity of understanding the characteristics of 

both the sites some of the components have been combined or grouped together. The matrix 

containing the comparisons is as follows. 

 

Components Friars Club Calhoun Blocks 

Density and Land 

Use Mix 

This site is surrounded by residential areas on 

three sides The McMillan Street separates this area 

from the retail and mix land uses by the Calhoun 

Street.  

This site is separated from residential areas to the 

south and the retail and mixed land uses to the north 

by the McMillan and Calhoun Street respectively.  

 

Street layout The McMillan street, abutting the site on one side is 

a major one-way thoroughfare which leads to the 

I-71 interchange and hence it is a very busy street.  

 

The site is isolated from the remaining urban fabric 

physically by the two main one-way thoroughfares, 

McMillan and Calhoun Streets.  

 

Connectivity and 

Accessibility 

This site is highly accessible by the bearcat 

transportation and Metro bus services. The street 

network connects to the interchange to the 

Interstate 71 and also some of the major services 

and amenities in the neighborhood. There is a lack 

of connectivity across the McMillan street. More 

crosswalks and regulating the traffic speed will be 

helpful.  

 

This site is highly accessible by the bearcat 

transportation and Metro bus services. The street 

network connects to the interchange to the Interstate 

71 and also some of the major services and amenities 

in the neighborhood. It only lacks proper connectivity 

across the streets abutting this site. More crosswalks 

and regulating the traffic speed will be helpful. 
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Streetscape design, 

Attractiveness, 

Conviviality 

At present there is no favorable streetscape design 

especially on the McMillan Street. The sidewalks 

are not comfortable.  The inner roads have their 

own residential character but needs good 

landscaping too. The natural vegetation to the east 

of the site could be utilized to enhance the area. 

There is some potential to develop interaction with 

its natural and built environment but it needs a lot 

of improvements.  

 

The site is devoid of any natural elements like 

plantings and requires a good amount of landscaping 

and streetscape design. The streets serve as major 

barriers to its interconnection and interaction with the 

natural and built environment.  

Safety and Security The location of the site proofs to be very pivotal in 

incorporating the sense of safety and security 

among the users. As it is mostly oriented away 

from the main streets and the residential character 

of its adjoining properties provides the area with a 

certain sense of privacy though it is opposite to the 

commercial hub.  

 

The heavy flow of traffic on both sides of this site 

might become a safety issue and hamper the 

walkability of the area. Because of this isolation it 

might be difficult to incorporate the residential 

character within the commercial hub.   

Conspicuity The design and the security of the residents 

especially the pedestrians need to be improved 

with more provisions in the infrastructure such as 

lighting along the pavements, crosswalks and 

signage. These could also help create an identity 

for the area. Visibility connections needs to 

improved too which also enhances the safety of the  

 

The design and the security of the residents 

especially the pedestrians need to be improved with 

more provisions in the infrastructure such as lighting 

along the pavements, crosswalks and signage. These 

could also create an identity for the area.  

 

Comfortable and 

Convenient 

This factor can be enhanced by controlling the 

traffic speed and providing more facilities for the 

pedestrians. The proximity to important amenities 

is a strong advantage. The side walks are also not 

comfortable for walking against the high speed 

traffic. On street parking or any kind of buffer 

should be applied. Stopping points at the important 

junctions should also be incorporated.  

 

The proximity to important amenities is a strong 

advantage but the convenience of the residents could 

be enhanced by proper cross connections and 

continuity in the walkways. The traffic speed needs to 

be controlled also. The side walks are not comfortable 

for walking against the high speed traffic. On street 

parking or any kind of buffer should be applied. 

Stopping points at the important junctions should 

also be incorporated. 

 

Policy Support Some major improvements are required to be done 

to enhance the pedestrian infrastructure and 

related services across the McMillan street. Some 

provisions for off-street parking could be able to 

enhance the walkability character of the area. Bike 

path network has to be designed more efficiently. 

Some major improvements are required to 

incorporate the character of pedestrian friendly 

environment and hence in the process connected the 

isolated piece of strip with the rest of the urban 

fabric. Bike path network has to be designed more 

efficiently and provisions made for bike parking 

should be also included. The possibility of turning one 

of the streets into a two way and the other as a 

pedestrian could counteract the isolated feeling of 

this site.  
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Conclusion 
 

 
From this paper we understood the importance of the element of walkability for developing a vibrant 

community. This is also the foremost requirement for developing a neighborhood to attract the senior 

citizens. The main objective was to compare and contrast between the two possible sites to observe 

which alternative might serve the objectives of urban senior housing better. With the help of the 

components of walkability it was possible to compare the two sites which though are located almost in 

the same area have its own unique characteristics. This analysis can be used as a backdrop for design 

potential of the site to become a vibrant senior intergenerational community. 
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Appendix: A – Friars Club: Ownership  
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Appendix: B – Friars Club: Land Use 
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Appendix: C – Friars Club: Summary Table 
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Appendix: D – Friars Club: Aerial View 
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Appendix: E – Calhoun 1: Ownership 
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Appendix: F - Calhoun 1: Land use 
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Appendix: G - Calhoun 1: Summary Table 
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Appendix: H - Calhoun 1: Aerial View 
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Appendix: I - Calhoun 4 & 5: Ownership 

 



 

  
 Division of Administration and Finance   |   Campus Planning + Design  3/21/2008 

26 

Appendix: J - Calhoun 4 & 5: Land Use 
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Appendix: K - Calhoun 4 & 5: Summary Table 
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Appendix: L - Calhoun 4 & 5: Aerial View 

 


