downtown design guidelines
Implementing the Edmond Master Plan Study
for the Central Edmond Urban District

Implementing the Edmond Master Plan Study for the Central Edmond Urban District

downtown design guidelines

City of Edmond

table of contents
I.

Introduction

		 Purpose of Design Guidelines........................................... 1
		 Types of Guidelines........................................................... 1
		 General Goals of Design Guidelines................................. 2
		 History of Edmond............................................................ 3
		 Downtown Edmond Today................................................ 5
		 Strategies from Tomorrow's Edmond............................... 6
			

Features and Design Elements of

			

The Central Edmond Urban Development District....... 7

				

A. Urban Framework............................................... 7

				

B. Site Planning....................................................... 8

				

C. Pedestrian & Vehicular Circulation..................... 9

				

D. Architectural Design......................................... 11

				

E. Streetscape & Landscape Design..................... 13

				

F. Signage.............................................................. 16

				

G. Special Features............................................... 17

II. Design Guidelines for CBD/DRD
Focusing on the Original Core Area.............................. 18
III. Design Guidelines for CBD
Outside of the Original Core Area................................. 20
IV. Design Guidelines for Transition Areas....................... 22
V. Appendix
		 1. Plates #1-11................................................................ 25
		 2. Sidewalk Design Graphic and City Streetscape Detail........33
		 3. Maps........................................................................... 38
		 4. Streetscaping and Landscaping Materials.................. 42
VI. Glossary
		 Definitions of Architectural Terms................................... 42
VII. Bibliography
		 References...................................................................... 48

introduction
Purpose of Design Guidelines
The City of Edmond and its leaders recognize the need for a strategic plan for
Edmond's downtown area. In 1998 this group completed a Downtown Master
Plan Study which identified issues, encouraged private investment and recommended public capital expenditures in this special 22-block area. The study
concluded that the existing historic character of Downtown represented by the
Central Business District and Downtown Residential District (CBD/ DRD)
zoning designations, should serve as a centerpiece for this plan. The City Council enacted an ordinance amendment that directs the Central Edmond Urban
Development Board to implement the goals of the Downtown Master Plan
Study. Design Guidelines for Downtown Edmond preserve and enhance the
historic area while promoting development.
These guidelines are meant to be flexible in their approach and to encourage
variety among the applicants. They identify the redeeming characteristics of
Downtown that make it unique. They not only assist current and historic building owners, but also help developers with proposed new developments to decide
the compatibility of the form as well as the function of a project.

Streetscape looking East toward Old North.

Assisting property owners, architects, builders and elected officials to improve
Downtown for economic benefit these guidelines establish a uniform review
procedure for the City Staff. These procedures apply to all properties, commercial and residential, as well as to any later alterations or modifications. This review process encourages a more cohesive downtown but does not replace zoning
regulations as a means to regulate land use. Design Guidelines cannot control
growth, guarantee good design, nor control non-exterior changes.

Types of Guidelines
Two categories of design guidelines exist:
1. Prescriptive guidelines, which prescribe a particular style of architecture,
certain exterior materials or other visual aspects of a particular building or
landscape. They perpetuate a similar architectural character.
2. Descriptive guidelines, which are proposed in this document. They are
for existing areas like in Downtown Edmond where the architecture is not
as homogeneous. This allows for the designer to create a new structure
compatible with existing architecture. You can interpret the character of the
area, but allow changes that redefine Downtown.
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General Goals of Design Guidelines
Members of the Central Edmond Urban Board established these goals for creating the Design Guidelines for the Central Edmond Urban District.
•

Encourage pedestrian features throughout the Central Edmond Urban
District. These pedestrian features shall link the Downtown Core Area
(CBD/ DRD) to the surrounding Transition Areas. They also connect to
the University of Central Oklahoma campus, a part of the Urban District
adjacent to the east boundary.

•

Preserve historic commercial and residential structures in the
Central Edmond Urban District.

•

Design quality new structures that represent Edmond’s spirit.

•

Protect the value and special identity of the Historic Downtown
Core Area (CBD/ DRD).
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•

Develop a sense of place for Edmond that all can enjoy.

•

Prevent construction or deterioration incompatible with the special qualities of the Central Edmond Urban District.

•

Promote residential growth in the Central Edmond Urban District.

•

Promote multi-use projects involving retail, office, residential and entertainment in the Central Edmond Urban District.

•

Implement the urban mixed-use residential goals of CBD/ DRD zoning
district site plan review.

•

Promote Arts and Culture in the Central Edmond Urban District.

History of Edmond
In 1884, the U.S. Congress granted the Atchison, Topeka & Santa Fe Railroad
and its subsidiaries the right to lay a rail line connecting Arkansas City, Kansas, to Gainesville, Texas. Along this route, railroad officials picked a level site
at Mile 103 for a necessary coal and water stop. Originally named "Summit",
this station the highest point on the railroad between the Cimarron and North
Canadian Rivers. The stop was renamed "Edmond" in 1887, for Edmond
Burdick, a freight agent in the railroad's Oklahoma Division. Two years later,
the town of Edmond sprang up during the Great Oklahoma Land Run. Homesteaders staked claims around the Santa Fe Station.
A place for many firsts, Edmond served as the first stop for steam engines on
the Santa Fe Railroad in the Indian Territory in 1887. In 1889 the Territory's
first public schoolhouse was built. The teachers college, built in the 1890s,
would eventually become the University of Central Oklahoma. A center of
knowledge, the first library in Oklahoma Territory was organized in Edmond.
City Planning started as early as 1902 when the City Council ordered that all
sidewalks were to be built of brick, asphalt, or flagstone. By 1908 Edmond approved city utilities included a water system, sewer system, electric light utility,
and an icehouse.
In 1907, Oklahoma joined the Union as the 46th state. After the capital moved
from Guthrie to Oklahoma City, Edmond's developers increased their efforts
to gain an interurban connection with the state's largest city. The first interurban car pulled up to its northern terminus on Broadway and Main on May 29,
1911. This train brought college students and others from Oklahoma City and
other towns to Edmond for school and business.

Photo courtesy of Hal Doolittle Collection,
Edmond Historical Society Photographic Collection.

By the 1920s Edmond was again changing. Motorists passed through Edmond
on U.S. Highway 66 in ever increasing numbers. A new high school was built
on North Boulevard and Campbell Street and the population continued to
grow. By 1940 there were over 4,000 residents and later that decade Edmond
Hospital was established on the second floor of Downtown's Broncho Theater.
The population doubled again by 1960 to over 8,000 and did again in the next
decade as Edmond became a major residential community. Not until the early
1970s did the commercial districts begin to keep pace with all the residential
development.
Over the years the Core Downtown continued to survive. Even when big box
development and strip centers came into Edmond during the 1980s, this
area continued to provide an oasis for pedestrians. Somehow just a little
different, Downtown was a place to walk and shop along the sidewalks and
under the trees.
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The original tax map of Edmond shows the boundaries to be from Fretz Street
to Boulevard and from Second Street to Ayers--the same area contained in the
Downtown Urban District. The city now encompasses almost 90 square miles
with a population exceeding 70,000. Despite this growth, Edmond's Downtown has largely remained the same within in the two blocks that extend north
from Second Street and Broadway.

Photo courtesy of Edmond Historical Society Photographic Collection.

Photo courtesy of Edmond Historical Society Photographic Collection.
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Downtown Edmond Today
Downtown Edmond continues to be the heart of the city today despite tremendous development over the last 20 years. Downtown sits adjacent to the University of Central Oklahoma (UCO), amid the economically lively Second Street,
and among a number of municipal services. Because Downtown is convenient
to nearby residential households and UCO, it has excellent growth potential
which has caused a gradual conversion to niche retailers. However, much of this
potential is unrealized.
Edmond is already a top city in Oklahoma for development opportunities,
and the Urban District is ripe for this same situation. UCO is also converting
from a commuter college to residential campus. The university seeks an active
Downtown for its students and the Downtown desires to bring in pedestrians
and customers. Blending these two needs holds great promise for the future
success of both.

Southwest corner of 1st and Broadway.

Today, the Downtown Core Area contains two historic blocks beginning at 2nd
Street and Broadway and running north. This creates a pleasant environment
for shopping and walking. This areas includes offices, retail stores with display
windows, recessed building entrances, pedestrian lighting and mature street
trees lining the on-street parking. As you proceed north, more retail businesses
and office buildings line Broadway and other Downtown streets. However, they
do not share the special intimacy of the Core Area.
The Urban District also includes the post office, city hall, municipal court, and
police station as well as state and city administration offices. Along with such
landmarks as the first state school house and the Old North building on the
UCO campus, many buildings help define our history and tell us how Edmond
grew from a small railroad stop into a major economic community.
It is the realization of Downtown's importance as the heart of the city which
spurred the City to initiate a Master Study Plan that was completed in 1998.
The City Council accepted the Downtown Master Plan Study and it serves as
the basis for these design guidelines.
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Strategies from Tomorrow’s Edmond
A series of task force and public meetings helped develop the following goals for
future development of Downtown Edmond. The 1998 Downtown Masterplan
study outlined these eight goals for future development and revitalization of
Downtown Edmond.
1. Encourage infill development and redevelopment to strengthen
the character and image of Downtown.
2. Create pedestrian friendly routes connecting different areas
within Downtown.
3. Strengthen the connection between the University of Central
Oklahoma and Downtown.
4. Create alternative vehicular routes in Downtown.
5. Designate an outdoor festival/activity space.
6. Connect open space areas with historic places.
7. Promote diverse housing opportunities throughout Downtown:
residential over retail, town homes, and university housing.
8. Identify gateways to Downtown Edmond.
City officials and the community created a plan and recommendations for
future development.
These guidelines focus on issues from land use to transportation links, pedestrian features, and also include special features such as awnings, street furniture,
and lighting.
These design guidelines seek to achieve and track the vision of the Urban District. Identifying the redeeming characteristics that make this area special, they
act, as a base for your project needs.

Festival Marketplace
Pedestrian Bridge
(See Appendix plate #1)
Rendering of the proposed Pedestrian Bridge
located west of Broadway between
W. Edmond Rd. and 1st.
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Features, Characteristics, and Design
Elements of the Central Edmond Urban
Development District
A. Urban Framework
Goal - Give Downtown Edmond a distinct identity and sense of place, which
promotes a pedestrian friendly character.
Policy - Insure that all development considers existing building contexts and
functions. Maintain and strengthen a visual sense of continuity between buildings, pedestrians, and vehicles. Create and encourage pedestrian traffic between
uses and gathering places.

Edmond Historical Museum

Standards and Guidelines
Requirements
1. All projects should respect the traditional downtown context. For example,
buildings located in the core area should be located on the property line,
etc.
2. Consider the broader context of the block and the overall plan for the
downtown.
3. Use Design Standards and Guidelines for Historic Buildings for historic
projects.
4. Maintain the existing town grid in all projects.
5. Maintain streets and alley alignments when feasible.

Citizen's Bank located at Hurd and Broadway.

6. Design visually interesting alleys for pedestrians as well as vehicles.
7. Create public streetscapes that are clear, consistent, and easy to follow.
8. Encourage new contemporary designs compatible with older buildings.
Things to Avoid
1. Avoid historic styles out of character with Edmond. They may misrepresent
the community heritage.
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B. Site Planning
Goals - Locate similar buildings together especially ones that represent Edmond's historic nature. Include site analysis of physical and natural characteristics and other influences. Create visual interest with design solutions.
Policy - Design pedestrian-oriented environments and provide visual interest
along the street. Use streets, sidewalks, and pathways to add to the downtown
experience and encourage alternate modes of transportation.
Standards and Guidelines
UCO Jazz Lab & Hideaway Pizza

Buildings
Requirements
1. Develop property ground floors, streets, and alleys to reflect a human scale.
2. Provide visual interest on all visible facades in streets, alleys,
and pedestrian ways.
3. Maintain human scale in buildings when viewed up close.
4. Use materials and building forms that resemble building elements
found on existing structures.
5. Provide building details like bays and porches that are similar to nearby
historic buildings.
6. Orient buildings and their primary facades towards the street.
7. Clearly define primary entrances on all buildings.
8. Vary building setbacks and height step-downs along the alley edge.

(See Appendix plate #2 for larger view)

Streetscape and Lighting
(For further detail see Section E Streetscape and Landscape Design)

Requirements
1. Encourage streetscape and landscape designs with a clear and compatible
character.
2. Include site furnishings such as bike racks, benches, waste receptacles, and
light standards.
3. Maintain visual continuity of site furnishings within Downtown Edmond.
4. Use private furnishings compatible with public site furniture.
5. Use street lighting compatible with the City streetscape design.
Things to Avoid
1. Avoid highly elaborate planting schemes and ornate site furnishings that
misrepresent the area.
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Public Art
Requirements
1. Encourage public art.
2. Consider locating public art in courtyards or building entrances.
3. Consider public interaction when locating public art.
4.

Consider incorporating public art into the design phase of a new development.

C. Pedestrian and Vehicular Circulation
Goals - Reduce the emphasis of the automobile through the incorporation of
pedestrian and bicycle systems into all developments. Automobile parking, access,
and circulation systems should provide for the safe, efficient, convenient, and
functional movement of multiple modes of transportation in hopes of minimizing
conflicts with pedestrians and bicycles. Priority in site design should be given to
alternate forms of transportation including public transit, bicycles, and pedestrians

"Puppy Love" located on the southeast corner
of 1st and Broadway.

Policy - Restrict the visual impact of features associated with automobiles and
traffic. Promote the safety and mobility of pedestrians and alternate forms of
transportation. Incorporate a comprehensive circulation system throughout
Downtown.
Standards and Guidelines
Traffic
Requirements

The Eddy

1. Enhance intersections by incorporating signage, accent paving, special
landscaping, and lighting.
2. Minimize conflicts between pedestrians and vehicles.
3. Locate accent or alternate paving materials within the public right of way.
4. Incorporate passenger drop off areas into projects where available.
5. Provide shared service and delivery access whenever possible.
Parking
Requirements

(See Appendix plate #3 for larger view)

1. Locate parking to be secondary to other site features.
2. Use alleys in designing exits and entrances for parking lots.
3. Minimize the visual impacts of parking structures with landscaping.
4. Provide buffers between parking and pedestrian paths.
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5. Locate on site parking areas behind a building minimizing
its visual impact.
6. Minimize paving surface area.
Things to Avoid
1. Avoid large areas of off-street parking along Broadway or Boulevard frontage areas in the Downtown.
2. Avoid fully opaque screens around parking adjacent to pedestrian areas for example, if fencing is needed, use see-through design.
Site Service
(See Appendix plate #4 for larger view)

Requirements
1. Reserve street frontage for commercial uses.
2. Minimize the visual impacts of utilities, service equipment, and trash storage areas.
3. Locate a service area behind sites. Make them accessible by an alley when feasible.
4. Combine service areas with other properties, when feasible.
5. Provide access to service areas and discourage interference with pedestrians
and other vehicular traffic.
6. Locate utilities in the rear of a property and screen where appropriate.
7. Screen rooftop equipment from view.
Sidewalks
(See Typical Sidewalk Design Graphics in Appendix)

Requirements

New sidewalk on Hurd looking
toward Boulevard

1. Sidewalks shall be 10’-12’ and fully textured (Class A) in the core area.
5’-10’ sidewalks featuring a combination of plain concrete and texture shall
be used in Class B transition area. In the Class C transition area 5’ concrete
sidewalks should be used. Examples of texture are pavers and stamped and
stained concrete.
2. It may be necessary to require a sidewalk easement of the property owner to
provide the width needed to match the public streetscape along the street
frontage projected or developed.
3. Use site barriers to separate vehicular and pedestrian traffic for safety purposes. These include fences, walls, gates, curbs, bollards, and low shrubbery.
4. Use barrier materials consistent with site furniture and streetscape items.
5. Install benches, seating walls, bike racks, or raised planters along the edges
between vehicles and pedestrians.
6. Locate bicycle-parking racks where they will not obstruct building entrances or the flow of pedestrian traffic.
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D. Architectural Design
Goals - Blend architectural design with adjacent structures. All elements including the scale and mass of buildings, materials, colors, roof styles, door and window openings, and details should reflect existing architectural design. Building
masses should respond to human scale with materials and details proportionate
to human height. They should provide visual interest at the street and sidewalk
level.
Policy - Traditionally, simple building forms were used in Downtown Edmond. New buildings should appear simple in form and detail. New buildings
should also be visually compatible with older historic structures without directly
copying them. Strong thematic or large box shapes associated with chain restaurants and retail businesses shall be sensitive to nearby structures and uses.

The Fine Arts Institute

Standards and Guidelines
Architecture
Scale, Site, and Mass
Requirements
1. Construct buildings to be predominately rectangular in form.
2. New construction should appear similar in mass and scale to structures
found traditionally in the area. However, you should be able to perceive the
historical evolution of the area.
3. Use a solid to void ratio of 1:2 for commercial type buildings in the core
area. For residential type buildings in the transition area a solid to void
ratio of 2:1 is appropriate.
4. Encourage location, size and type of new openings be similar to those seen
traditionally. The entrance should be at or near grade level.

(See Appendix plate #5 for larger view)

5. Locate buildings to create pedestrian movement and gathering places.
6. Scale building heights with existing and planned development. Relate
building heights to adjacent open spaces to allow maximum sun and ventilation and to provide protection from prevailing winds.
7. The maximum height of all commercial development in Downtown
Edmond shall be determined by the surrounding building height. Permit
architectural elements such as domes, spires, towers, etc. to exceed the
maximum height limit when authorized through variance.
8. Make additions compatible in size and scale with the main buildings and
do not diminish the character of the surrounding buildings in Downtown.
Consider connector type linking such as small passages between the main
building and the addition. Make the form and detailing of an addition
compatible with the original building. Set an addition back from primary
character defining facades, if it would be taller than the main building.
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Design Elements
Requirements
1. Distinguish new designs, but make them compatible by drawing upon the
fundamental similarities found in traditional downtown buildings.
2. Project elements, such as dormers, bay windows and cornices to provide
visual interest and scale to a building.
3. Use awnings to provide weather protection and create visual interest and
scale to a building. Coordinate awning colors with the color scheme for the
entire building. Use operable, fabric awnings, balconies and galleries. Avoid
backlit awnings. Maintain adequate pedestrian clearance below awnings.

(See Appendix plate #6 for larger view)

4. Make upper stories, on a street facade, appear less transparent than the first
floor.
5. Maintain the traditional pattern of storefronts and doors along the street.
Use a well-defined front entrance for all buildings facing the street.
6. Use color schemes to complement other buildings nearby. Use color to
coordinate facade elements in an overall composition. Use only one base
color for the majority of the background wall surface. Highlight built-in
features such as window frames, sills moldings, and cornices with an accent
color. Reserve bright colors for accents only. Place brighter colors at the
first floor level to direct attention to the business. Paint or stain exterior
wood finishes.
Things to Avoid
1. Do not apply highly ornamental detailing from any period that was not a
part of Edmond's history.
2. Do not obscure ornamental details.

(See Appendix plate #6 for larger view)

Building Materials
Requirements
1. For primary structures use materials such as horizontal and vertical siding, brick, or stone. Use heavier coarser materials as foundations and more
refined materials above.
2. Consider synthetic materials such as aluminum and vinyl siding for new
construction.
3. Submit substitute materials for approval by Urban Board.
Things to Avoid
1. Do not use reflective materials such as mirrored glass or polished metals.
Do not use rustic shakes and timber.
2. Avoid covering historic building materials.
3. Do not use commerical storefronts on residential structures or on the upper
floors of commercial buildings.
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Roofs and Windows
Requirements
1. Use roof forms similar to those used traditionally. Make roof forms relate
to adjacent buildings or developments.
2. Use metal sheeting or standing seam metal roofs with a baked on finish and
galvanized or rusted steel sheeting. Provide matte finish to minimize glare.
3. Design roof forms to correspond to and denote building elements and
functions such as entrances, arcades, and porches.
4. Use windows of a traditional size that relate to a pedestrian scale. Use
windows with simple shape, arrangement, and detail. Use unusually shaped
windows as accents only.
5. Use window to wall surface ratios similar to those seen traditionally.

Drive-thru at Citizen's Bank located at
Hurd and Broadway.

6. Note that upper story windows with a vertical emphasis are typical, but
occasionally horizontal windows are used. Either is appropriate in Downtown, but their use should be compatible with the building type.
7. Limit skylights in number, size, and shape. Use flat skylights and locate
them in areas of minimum visibility away from ridgelines.

E. Streetscape and Landscape Design
Goals - Enhance the aesthetics of developments, create a pedestrian friendly
environment, and break up masses of buildings. Provide screening, shade, and
climate control, and buffer pedestrians and vehicles from each other. Develop,
beautify and improve gathering places in the Central Edmond Urban District,
which will foster a sense of place in the heart of the city.
Policy - Streetscape and landscape treatments should occur at all sidewalks,
pathways, and intersections in Downtown to create a variety of experiences.
They should be used to help slow vehicular traffic, promote alternate forms of
travel and provide a visually cohesive space that is attractive to pedestrians.
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Standards and Guidelines
Furnishings

Requirements
1. Provide visual interest along sidewalks and facades seen from streets, alleys,
and pedestrian ways.
2. Use simple site furniture. Consider such items as benches, bike racks, and
trash receptacles as site furnishings.
3. Locate site furnishings along street fronts where space is available and a
minimum clear walkway can be maintained.
4. Encourage private furnishings to be consistent with public site furniture.
(See Appendix plate #8 for larger view)

Things to Avoid
1. Avoid highly ornate designs that would misrepresent the history of the area.
Lighting
Requirements
1. Encourage simple exterior lights with subdued color and intensity.
2. Place utilitarian lights along alleys.
3. Prevent glare onto adjacent properties by using shielded and focused light
sources that direct light onto the ground.
4. Shield lighting associated with service areas, parking lots, and parking
structures.
5. Provide site lighting that encourages pedestrian activity at night.
6. Promote pedestrian scale site lighting and help define different functional
areas of the property.
Things to Avoid
1. Don't place lights in highly visible locations like the upper walls
of buildings.
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Landscape
Requirements
1. Provide landscape buffers between the edge of a parking lot and sidewalk.
Using planted areas, decorative paving, fences, hedges, and/or decorative
walls.
2. Mandate landscape widths of islands to be at least 5 feet wide.
3. Consider various paving options that minimize the surface area of impervious material.
4. Include a combination of manicured and enhanced natural landscape areas.
5. Place annual and perennial gardens at main entries.
6. Vary street tree planting species in medians and parkways. However, maintain the desired rhythm of plantings by selecting street trees with similar
characteristics such as height and branching patterns.
7. To prevent interference with motorist visibility, plant parkway trees a minimum of 3 feet back from the curb and choose shrubs that do not exceed 24
inches mature height.
8. Protect landscaping from vehicular and pedestrian encroachments with
raised planting surfaces, depressed walks, and/or curbs.

Entrance to the Plaza at the
Festival Marketplace.

9. Use clay, concrete, or rod iron containers with flowering annual and perennial plants to enhance sidewalk shops, plazas, and courtyards.
10. Incorporate water conservation concepts into the landscape design of each
development without compromising the visual amenities from landscaping.
11. Locate benches at major building entryways, drop-off areas, transit stops,
pedestrian courtyards, and plazas.
12. Provide landscaping in combination with walls and fences to soften their
appearance.
Things to Avoid
1. Avoid fencing/planting combinations which create an opaque barrier and
interfere with line-of-sight.
Sidewalk

(See Appendix plate #9 for larger view)

(See Section C Pedestrian and Vehicular Circulation)
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F. Signage
Goals - Signs serve to identify, inform, direct, regulate, and interpret. Each
commercial building or group of buildings should have a consistent and
comprehensive sign program from project identification at the street to the
individual tenant suite. Signs should be consistent with projects and overall development design, but they should be secondary to architectural and landscape
elements.
Policy - Design and construct signs of durable, high quality architectural materials. The size of signs should be modest and afford businesses sufficient visibility and identification without becoming a dominant part of the streetscape.
Standards and Guidelines
Signs
Location
Sign at Hideaway Pizz and UCO Jazz Lab
located at 5th and Littler.

Requirements
1. Locate signs in a master sign plan for the entire building. The sign plan
should designate the number, location, size and type of signs to be included.
2. Locate signs to be subordinate to the building design.
3. Make signs secondary to the overall building front composition.
4. Encourage small-scale signs, either mounted on the building or free standing.
5. Allow flush mounted signs just above display windows.
6. Permit projecting signs near the business entry near eye level.
7. Allow window signage either painted on or hung just inside.
8. Coordinate signs where several businesses share a building.

(See Appendix plate #10 for larger view)

9. Align several smaller signs or group them onto a single panel as a directory
to make them easier to locate.
Things to Avoid
1. Do not obscure important or historic building details with signs.
2. Do not obscure the patterns of front facades and yards
with freestanding signs.

16 • city of edmond | downtown design guidelines

G. Special Features
Goal - Special features such as alleys, transit stops, and other public spaces
should seek to blend in rather than stand out from Downtown. Always add to
the character of Downtown without rigid uniformity of design.
Policy - Encourage compatibility as well as high quality and good, aesthetic
design practices.
Standards and Guidelines
Miscellaneous
Requirements
1. Emphasize property maintenance.
2. Maintain alleys as much as front facades.
3. Promote density as well as walking and transit use in Downtown.
4. Realize block size is important to the scale of Downtown.
5. Provide a dense network of streets to disperse traffic. This makes streets
more pleasant to walk and easier to cross.

"Nesting" located on northwest corner
of 1st and Broadway.

6. Provide frequent transit stops.
7. Incorporate as many calming tactics as possible for Downtown streets.
8. Promote narrow street widths in Downtown.
9. Designate on-street parking in most of Downtown.
10. Provide crosswalks throughout Downtown.
11. Use "Visual Enclosure" to establish the relationship between streetscape
and buildings in the urban area. Then it becomes more pedestrian friendly.
12. Provide comfortable and safe waiting places.
13. Provide closely spaced shade trees along access routes, to make
a canopy effect.
14. Require boring for utilities Downtown
15. Provide public spaces and parks to provide synergy with other activities.
16. Use alternate paving features for both pedestrians and vehicles to contribute to pedestrian friendly design by adding human scale, linkage,
complexity, and coherence.
Things to Avoid
1. Avoid trenching next to trees in Downtown.
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design guidelines for CBD/DRD focusing
on the original core area
Goal - Preserve and promote the character of the original Core Downtown.
This character is illustrated by buildings that sit on the property lines with wide
sidewalks which separate the buildings from the street and foster pedestrian activities in Downtown. Ground level floors are oriented to passersbys with large
storefront windows. In general, relate new construction to the form, material,
siting and scale with the established downtown character.

North Broadway Center located on Broadway
between Campbell and Edwards.

Policy - Downtown should continue to develop as a pedestrian oriented environment. Streets, sidewalks and pathways should encourage walking, sitting,
and other pedestrian activities. Buildings should be visually interesting to invite
exploration of the area. Enhance with streetscaping to provide continuity and
enjoyment.
Standards and Guidelines
Requirements
1. Develop the ground floor level of all projects to encourage pedestrian
activity in those areas.
2. Preserve glass at the sidewalk line. Use predominantly transparent glass
forthe primary facade of the first floor.
3. Develop the secondary street elevation as well as the primary one to provide
visual interest to pedestrians
4. Use commercial storefronts to provide pedestrian interest along the street.
Include traditional elements such as display windows, kickplates, transoms,
and parapets.

(See Appendix plate #10 for larger view)

5. Locate large storefront display windows at the street level.
6. Primary building entrances should be at street level.
7. Maintain the storefront wall at the sidewalk edge.
8. Maintain the average scale of one and two story buildings at the sidewalk.
9. Preserve floor-to-floor heights to be similar to traditional buildings.
10. Present a one or two story façade at the front property line in new construction. Three –story construction should not be dismissed, but should
be studied in 3-D form before proceeding.
11. Use a change in design features to suggest the traditional building widths,
where large buildings are planned.

18 • city of edmond | downtown design guidelines

12. Step down the mass of larger buildings to minimize the perceived scale at
the street. Maintain a single form as a dominant element when dividing
a larger building into modules so the overall mass does not become too
fragmented. Provide significant architectural changes throughout the entire
building.
13. Make third-story additions subordinate to two-story buildings. Set back the
third floor to make the building appear not to be uniform in vertical wall
construction. This applies to the alley facade view as well.
14. Make rectangular forms dominant on Core Area facades.
15. Use a flat roofline as the dominant roof form.
16. Consider false fronts and parapets for new buildings
with gabled roof forms.
17. Step down parapets on side facades towards the rear of the building.
18. Maintain the distinction between the street level and any upper floors.
19. Make upper floors more opaque than the lower floor.
20. Express the traditional distinction in floor heights through detailing,
materials, and the arrangement of windows and doors.
21. Use ornamentation that reflects the simple, restrained decorative
tradition of Edmond.
22. Repeat similar shapes and sizes of details seen on traditional buildings.
23. Screen rooftop appurtenances with parapets to conceal them
from the street.
24. Emphasize corner locations with such elements as corner entrances,
bay windows and towers.
Things to Avoid
1. Avoid introducing new architectural elements in the front facade that were
not used traditionally.
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design guidelines for CBD outside
of the original core area

Cafe 501 Restaurant located at
5th and Broadway.

Goal – In 2003, the CEUDB took action to execute some of the goals outlined
in the 1998 downtown Master Plan study. The board wanted to encourage new
development in a portion of the area identified in the 1998 Master Plan as the
South Littler sub-area. The development in 2002 of the two-story commercial
space along 5th Street between Boulevard and Littler, which includes the UCO
Jazz Lab and restaurant space on the ground floor with office space on the
second floor, opened up additional development opportunities in this sub-area.
The board would like to encourage further urban-style development in this area.
The pedestrian linkages established in Phase 2 of the streetscape plan combined
with the location of Stephenson Park help to establish the necessary ingredients
for future development.
Policy – To allow for the type of development which will “work” with the
platted lots in this area and in response to inquiries from developers, the Urban
Board changed the zoning in this sub-area to CBD. The CBD zoning allows for
all of the uses the board has envisioned in this area – commercial (restaurant/
retail), office and residential.
Standards and Guidelines
Requirements
1. Develop the ground floor level of all projects to encourage pedestrian activity in those areas.

The Old Schoolhouse located on
Boulevard & 2nd Street

2. Preserve glass at the sidewalk line. Use predominantly transparent glass for
the primary facade of the first floor.
3. Develop the secondary street elevation as well as the primary one to provide
visual interest to pedestrians
4. Use commercial storefronts to provide pedestrian interest along the street.
Include traditional elements such as display windows, kickplates, transoms,
and parapets.
5. Locate large storefront display windows at the street level.
6. Primary building entrances should be at street level.
7. Maintain the storefront wall at the sidewalk edge.
8. Use a change in design features to suggest the traditional building widths,
where large buildings are planned.
9. Step down the mass of larger buildings to minimize the perceived scale at the
street. Maintain a single form as a dominant element when dividing a larger
building into modules so the overall mass does not become too fragmented.
Provide significant architectural changes throughout the entire building.
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10. Use a flat roofline as the dominant roof form.
11. Consider false fronts and parapets for new buildings with gabled roof
forms.
12. Step down parapets on side facades towards the rear of the building.
13. Maintain the distinction between the street level and any upper floors.
14. Make upper floors more opaque than the lower floor.
15. Express the traditional distinction in floor heights through detailing, materials, and the arrangement of windows and doors.
16. Use ornamentation that reflects the simple, restrained decorative tradition
of Edmond.
17. Screen rooftop appurtenances with parapets to conceal them from the
street.
18. Emphasize corner locations with such elements as corner entrances, bay
windows and towers.
19. Encourage urban-style residential construction (Townhomes, Row Houses,
Lofts).
20. Encourage upper-story residential over 1st floor commercial development.

Sherry's Drug on 2nd & Littler

city of edmond | downtown design guidelines • 21

design guidelines for transition areas
Transition areas are all areas located within the urban district not zoned CBD
or DRD.

Residences north of Edmond Library.

Goal – The Transition Areas in the Edmond Urban District may be considered the six sub-areas outside the CBD+DRD as shown on the boundary map
of Downtown. These areas are known as North Broadway, East Boulevard,
West Santa Fe, Historic Arts, South Broadway, and Littler or Stephenson Park
Neighborhood. The Downtown Residential District (DRD) lies to the east of
the original Core Downtown and provides an important mix of residential, religious, municipal (library and park). This area serves as a vital link between the
University of Central Oklahoma and Downtown. All of the Transition Areas
are located around the original Core Downtown and CBD. These areas are now
a mix of industrial, commercial and residential properties. Transition Areas are
very important to the mix of activities needed to maintain a vibrant downtown.
Policy - Seek to encourage the continuity of traditional residential contexts
among existing and proposed neighborhood businesses and retail.
Standards and Guidelines
Scale, Site, and Mass Requirements
1. Maintain the general alignment of building fronts in new construction.
2. Maintain the alignment of building facades where similar front setbacks are
characteristic.

The Hope Center at Danforth & Broadway

3. Maintain the traditional front yard where present.
4. Maintain the traditional scale of buildings along the alley.
5. Maintain the pattern created by the even spacing of building side yards.
Use side yard setbacks similar to those seen historically in the area. Typically this was no less than 5 feet.
6. Consider the traditional rhythm of building space in the immediate block.
7. Make new construction similar in mass and scale to the established context.
8. Maintain the traditional proportions of building height, width, and depth
found in residential buildings.
9. Encourage attachments that provide variety in building form. Also encourage rear additions that step down in scale.
10. Maintain the average perceived scale of one-story residential buildings.
11. Minimize the perceived mass of a project by considering developing a set
of smaller buildings. Consider one primary building and other subordinate
structures, rather than one large structure. Consider a series of small building modules, or interconnected components.
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Things to Avoid
1. Primary building facade shouldn't exceed 20 to 30 feet in width without
sufficient setback in wall plane in order to minimize the apparent mass and
width of the building. Commercial buildings that are wider than 20 to 30
feet should be made to appear as two or more small structures by changing
materials and/or by "staggering" setbacks
Design Requirements
1. Use porches, balconies, bay windows, decks, and stoops similar in form and
scale to those found traditionally. This provides visual interest and a human
scale.
2. Use porches where appropriate to define entrances and to provide a sense of
scale.
3. Encourage landscaping and fences that help define the yard's edge.
4. Vary one and two-story building forms and elements along alley edges.
5. Make new shed type structures similar to existing ones in the area.
6. Encourage buildings predominantly rectangular buildings.
7. Read one simple form as the dominant element in a building design.
8. Encourage building details that maintain the simple character of this area
9. Limit architectural ornamentation since they were never a dominant
element in Edmond's past. Note that traditional locations for decorative
elements are porches and eaves.
10. Repeat the patterns created by similar shapes and sizes of traditional residential building features such as windows, their type, shape, and spacing, as
well as other items.
Roofs Requirements
1. Use roof forms that are similar to those used traditionally.
2. Make sloping roof forms the dominant roof shapes, although flat roofs may
be considered on commerical structures
3. Encourage roofs composed of a combination of roof planes,
but also simple in form.
4. Make roofs scale with those on historic structures.
5. Use roof materials similar to those used on traditional residential buildings.
6. Mandate wood roof materials be fire rated Class C or better.
7. Mandate roof materials have a matte or non-reflective finish.
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Plate #1
Festival Marketplace

Plate #2
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Plate #3

Plate #4
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Plate #5

Plate #6
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Plate #7

Plate #8
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Plate #9

Plate #10
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Plate #11
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sidewalk design
graphic and city streetscape detail
Within the Urban District, Streetscaping is required in lieu of the normal 10% landscaping requirement found in outlaying areas of Edmond. Streetscaping refers to a
sidewalk incorporating lighting and landscaping consistent with patterns developed
by the Central Edmond Urban Development Board. The following is a general description of the components involved in Streetscape, and more detailed information
can be found on pages 41 – 44:
•

Sidewalk utilizing texture (brick pavers, stamped concrete, etc.)

•

Antique-style light fixtures placed forty feet on center

•

Trees placed 40 feet on center or in corner bumpouts

In reviewing site plans, the Central Edmond Urban Development Board will consider the project’s location within the district, as well as the available right-of-way
in that location. The following are examples of considerations the Central Edmond
Urban Development Board will incorporate into their recommendations:
•

Class A sidewalks (see example on page 34) are generally found in the original
core area

•

Class B sidewalks (see example on page 35) are generally found in the CBD
outside the original core

•

Class C sidewalks (see example on page 36) are generally found in the DRD
and transition areas

•

The width of the sidewalk and the style of adjacent parking will be determined
by the available right-of-way in a specific location ( see examples on pages).

Because of the unique characteristics of the Downtown, recommendations for a site
can be made in the pre-application site plan review process.
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Various Streetscape and Parking Conditions Relating to Available Right of Way

Right of Way widths of 60, 80, and 100 feet are found in the Downtown. In an effort to assist developers in preparing a site plan, the following diagrams are offered as examples of the types of streetscape/sidewalk width/parking
combinations that might “fit” within a given right of way. During the pre-application/conceptual site plan review
meeting, the Urban Board will make comments regarding the developer’s specific site and the desired streetscape/
parking configuration at that site.

Recommended width of a Class A Sidewalk is 10' - 12'. Widths may vary due to site and right-of-way restrictions.

34 • city of edmond | downtown design guidelines

appendix 2

Typical Sidewalk Design Graphic- Class B

Recommended width of a Class B Sidewalk is 5' - 10'. Widths may vary due to site and right-of-way restrictions.
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Typical Sidewalk Design Graphic- Class C

Recommended width of a Class C Sidewalk is 5'. Widths may vary due to site and right-of-way restrictions.
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streetscaping and landscaping materials
Sidewalk Field
Pattern: Ashlar Stamp TM 100
Color: Davis Concrete Color
Pebble 641 0.5LB
Release: Light Gray
Sidewalk Accent
Pattern: Brick Stamped TB-8
Basket Weave
Color: Davis Concrete Color
50% Salmon 160 1LB
50% Baja Red 10134 1LB
Release: Light Gray

Bench
Manufacturer:
Color:
Series:

Du Mor
Black
58

Planter
Manufacturer:
Color:
Series:

Du Mor
Black
122

Streetlight
Manufacturer:
Series:

Trash Can
Manufacturer: Du Mor
Color: Black
Series: 102

Tree
Large Trees
Lacebark Elm
Cedar Elm
Alle Elm
Bald Cypress
Chinese Pistache
Fruitless Thornless Osage Orange
Shumard Oak
Fruitless Kentucky Coffee Tree
Sawtooth Oak
Hackberry

Pelco
Windsor Series
Ornamental Lighting with
5" Square Mounting Base

Small Trees
Shantung Maple
Deciduous Holley
Redbud (Varieties: Oklahoma,
Whitebud, Texas, Forest Pansy)
Crapemyrtle
Smoketree
Narrow Trees
Pond Cypress
Alle Elm
English Oak (Var. fastigata

Trees for Specific Sites
(Well Drained or
Sheltered Locations)
Live Oak
River Birch
Little Gem Magnolia
Chittamwood
Leyland Cypress
Evergreen Trees
Loblolloly Pine
Ponderosa Pine
Toupon Holley
Foster's Holley
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Definitions of Architectural Terms
Arcade - A line of arches along one or both sides, supported by pillars or
columns, either freestanding or attached to a building.
Base - The lowest part of a building or column.
Balustrade - A railing or low wall consisting of a handrail on balusters and a
base rail.
Bracket - A projection from a vertical surface providing structural or visual
support under cornices, eaves, balconies, windows, or any other overhanging
member.
Bulkhead - The horizontal base of a building located between a window and
the grade.
Cap - The top member of a column or pilaster.
Clapboard Siding - A wood siding commonly used as an exterior covering
on a building of frame construction, applied horizontally, and overlapped, with
the grain running lengthwise, thicker along the lower edge than the upper edge.
Clerestory - An upper zone of wall pierced with windows that admit light
into a large room.
Column - A vertical structure compression member or shaft supporting a load,
which acts in the direction of its vertical axis and has both a base and a capital,
designed to support a roof.
Colonnade - A combination of columns placed at regular intervals and arranged with regard to their structural or ornamental relationship to the building, usually on one side of a structure, aligned in a circular or straight pattern.
Context - The surrounding environment of a building or site, including other
structures, site features, landscape, and streets.
Coping - A capping to a wall or parapet.
Corbel - A bracket of stone, wood, or metal projecting from the side of a wall
and serving to support a cornice, the spring of an arch, a balustrade, or other
element.
Cornice - A projecting ornamental molding along the top of a building
crowning it.
Dormer - A window set upright in a sloping roof; the roofed projection in
which this window is set.
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Elevation - A "head-on" drawing of a building façade or object, without any
allowance for perspective. An elevation drawing will be in a fixed proportion to
the measurement on the actual building.
Façade - A face of a building, usually the front.
Fascia - A horizontal band of vertical face trim.
Freestanding sign - A detached sign, which is supported by one or more
columns, uprights, or braces extended from the ground or from an object on
the ground, or a detached sign which is erected on the ground.
Gable - The triangular wall enclosed by the sloping ends of a ridged roof.
Historic - In general, a historic property is one that is at least 50 years old or
older, associated with significant people or events, or conveys a character of
building and design found during the city's "period of significance."
Hood molding - A projecting molding around the top of a doorway or window to throw off the rain.
Kickplate - A solid panel beneath a storefront display window.
Lattice - An openwork screen or grill made of interlocking or overlapping
strips.
Lintel - A horizontal beam spanning an opening.
Luminarie - A lighting unit; the housing for a light bulb, used for exterior
lighting.
Molding - A shaped strip of wood, metal, brick, etc. usually mounted horizontally, and used as ornament on a surface of a structure.
Motif - An element in a composition, a principal repeated element in design.
Parapet - Either the edge of the roof or the top of a wall that forms the top
line of the building silhouette.
Preserve - To keep in perfect or unaltered condition.
Primary façade - The primary façade is the principal elevation of a building,
usually facing the street or other public way.
Reconstruct - To create again. A building, room or detail may be reproduced
in its exact detail and appearance as it once existed. Accurate reconstruction
requires good evidence of the original design. One approach to construction includes using the same construction methods that were used originally. Another
approach allows the use of substitute methods and materials, so long as they
achieve the same visual effect as the original.
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Rehabilitate - To return to useful life. Rehabilitation is the process of returning a property to a state of utility, through repair, or alteration, which makes
possible an efficient contemporary use while preserving those portions and
features of the property which are significant to its historic, architectural, and
cultural values.
Remodel - To remake; to make over. In a remodeling, the appearance is
changed removing original detail and altering spaces. New materials and forms
are installed. Applying a modern front to an older building is an example of
remodeling. Often, these changes are not reversible.
Restore - To bring back to a previous condition. In a restoration an earlier appearance of the building is recreated, both in form and detail. Original elements
that have been covered are exposed, and missing pieces replaced with new ones
that match the original.
Reveal - The side of an opening for a door or window, doorway, etc., between
the doorframe or window frame and the outer surface of the wall. Where
the opening is not filled flush with the window or doorframe, but is instead
recessed.
Scale - The relationship of one part of an object to an outside measure, such as
a human body, or some standard reference. A system of representing or reproducing objects in a different size proportionally in every part.
Shaft - The main portion of a column, between the base and capital.
Sill - The horizontal bottom member of a window or doorframe.
Standard - In the context of this document, a requirement that should be met
in order to be in accordance with the intent of this document.
String course - A thin projecting horizontal strip of masonry on the façade
of a building.
Texture - The tactile and visual quality of a surface as distinct from its color or
form, as showing a grainy, course, tactile, or dimensional quality as opposed to
a uniformly flat, smooth surface.
Transom - A horizontal cross bar in a window, over or between a door and the
window above it. Also refers to a window above a door or other window built
and often hinged to a transom.
Visual Interest - Building and structures, which display articulation. The apparent articulation of a surface resulting from the orchestration of building elements, colors, and textures. The arrangement of parts or elements into proper
proportion or relation so as to form a pleasing composition.
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