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DEVELOPMENTAL REQUIREMENTS 

INTRODUCTION 

The first and most important functional structure to man is his 

homeo As the population grows so does its need for adequate and 

desirable housingo Among the most specialized design in housing, is 

that for the elderly and the elderly retired» With all the emphasis 

that has been placed on this special field, there still exists a 

gap in housing for the retired persono Those persons able and willing 

to maintain a single-family dwelling have a more than adequate supply 

to choose fromo This is also true for most requiring a "rest-home" or 

hospitalization and therapy surroundings» However, there are many 

Americans, healthy and active, but retired, who are not able or willing 

to maintain a single-family residenceo Apartment facilities exist by 

the multitudes and have been partially occupied by the elderly retired. 

These facilities are greatly lacking in design consideration for the 

retired person^ Not only must he endure physical difficulties not 

hampering the younger residents, but also suffer the emotional drawback 

of being a less than useful member of society somewhat alienated from 

his own kind. In past years this particular apartment facility has been 

the only type available to the retiree» However, in recent years, 

there has been a realization of this problem and positive steps taken 

to solve it» Developments have sparsely populated the country that 

are in essence, apartments designed and built specifically for residence 

by the elderly retired. Those facilities with designs reflecting the 



specialized needs and interests of the residents have met with 

overwhelming success. 
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DEMOGRAPHIC DATA AND TRENDS 

INTRODUCTION 

"Until fairly recently, the average urban American devoted him

self so mercilessly to work, and spent the larger part of his life span 

so frenetically engaged in the pursuit of his livelihood, that the 

problems of retirement and growing old were always farthest from his 

mindo Today, however, the problem has become a national one^" 

PSYCHOLOGICAL/SOCIOLOGICAL ASPECTS AND PROBLEMS 

Retirement seems to be a goal oriented item present with man 

throughout his life time. With all of its pleasures and possibilities, 

retirement places a unique psychological problem on the individual, 

"The elderly suffer from a low social status. Our work oriented culture 

places a heavy value on production and consequently elders and children 

2 
tend to be ignored or misunderstood," A most important rule for the 

retiree to follow is retire from his job and not retire from lifeo 

For this person to feel a sense of continuing accomplishment and to 

be an integral part of his society is essential. The facility that 

houses the retiree must be conducive to the activities and psychological 

needs of this very special segment of our society. 

•̂ Paul Rudolph, "New Haven, Conno ," Progressive Architecture, 
May 1967, p, 124„ 

^Edward Nash and John Jakob, "White House Conference Viewpoints, 
Studies on Elderly Life Styles," AIA Journal, July 1971, p. 36^ 



CHARACTERISTICS OF 65/OVER 

"Since 1950, there has been a steady decline in the percent of 

men over 65 who work sometime during the year, or full-time. In 1950 

26% of all men over 65 were so employed, but by 1962 this figure had 

dropped to 157o," "In 1961 there were 17 million United States citizens 

2 
over 65 and in 1971 there were 20 million people in this age group." 

"The projected figure for the year 2000 is 28,5 million,"^ 

TABLE - BACKGROUND CHARACTERISTICS^'' A 

Age 
Mean Years 
S„ Do 

Sex (Per Cent) 
Male 
Female 

Marital Status 
(Per Cent) 
Married 
Divorced/ 
Separated 
Widowed 
Single 

Rental 
Village 

75.8 
6,8 

31 
69 

32 
12 

54 
2 

Urban 
High-rise 
Apartment 
Building 

73,5 
6.4 

22 
78 

21 
12 

59 
8 

Purchase 
Village 
(Middle 
Income) 

67.8 
6,6 

59 
41 

92 

7 
1 

Purhcase 
Village 
(Upper 
Middle 
Income) 

67.8 
6.8 

49 
51 

82 
3 

13 
2 

Average 

71.2 
6.7 

40.2 
59o8 

. 

56,8 
6.8 

33.3 
3.3 

'''Chart excludes single-family residences. 

Gordon F<, Streib, Retirement in American Society (Ithaca, Cornell 
University Press, 1971), p. 2, 

Nash and Jakob, p. 36, 

^Rudolph, p. 124. 

Harold Geist, The Psychological Aspects of Retirement (Springfield, 

Illo, Thomas, 1968), p. 103. 



One of the governing factors in the number of rental retirement 

facilities built, is the house relationship. "Studies of household 

relationships and types of households reveal that 72% of persons 65 and 

older maintain their own household, with 20% living as relatives of 

heads of households." 

Even among healthy retirees, one finds distinctive health 

characteristics that influence both building design and the required 

locale of the site to be selected, "Exclusive is hypertrophic arthritis, 

hard arteries, selerotic patches in the spinal cord and brain. The 

majority have heart disease and high blood pressure. Many medical 

2 
problems stem from psychological and sociological situations," 

TABLE - MUTUAL HELP AMONG NEIGHBORŜ -'' 

Purchase 
Urban Purchase Village 
High-rise Village (Upper 

Rental Apartment (Middle Middle 
Village Building Income) Income) Average 

rcent 

81 

77 

73 
40 

36 

3o3 

55 

52 

48 
27 

22 

2.1 

82 

82 

63 
56 

55 

3.4 

62 

57 

68 
39 

47 

2.8 

68 

65 

64 
42 

39 

2.9 

Looking in on 
one another? 

Helping out when 
someone is sick? 

Picking things up 
at the store? 

Giving advice? 
Borrowing and 

lending things? 
Mean sum score 

(1 pto per item) 

''Chart excludes single-family residences. 

Michigan University Conference on Aging 1952, Housing the Aged, 
ed. by Wilma Donahue (Ann Arbor, University of Mich. Press, 1954), p. 18. 

2lbid, , p, 110. 

3Geist, p. 105» 



TABLE 

SELECTED ACTIVITIES DIFFERING AMONG SITES''̂ ^ 

8 

Rental 
Village 

Purchase 
Urban Purchase Village 
High-rise Village (Upper 
Apartment (Middle Middle 
Building Income) Income) Average 

Lectures or 
Concerts 

Theater or Movies 
Arts and Crafts 
Church Activities 
Volunteer Work 
Sing or Play 
Instrument 

30 
25 
41 
32 
41 

61 
62 
28 
36 
8 

64 
46 
57 
46 
71 

62 
59 
58 
41 
41 

56 
50 
41 
36 
36 

16 21 19 24 

AMOUNT OF PARTICIPATION IN ACTIVITIES 

CLUB PARTICIPATION 

18 

Mean Number of 
Activities 

Mean Activity Score 
6,1 
15.5 

7,0 
17,8 

8,8 
22.4 

8,8 
21,6 

7,4 
18,6 

% Belonging to One 
or More Clubs 29 

Mean Frequency Score"* 1.0 
40 
2,3 

62 
3,4 

70 
3,7 

47 
2,4 

"'Chart excludes single-family residences. 
*3 
2 
1 

At least once a week. 
At least once a month. 
Less than once a month. 

Score is the total for all clubs. 

Geist, p. 107 



^ 

Z 
u 
Z| 
<i 
z 
LL 

Q 
Z 
< 

Z 
LIJ 
J u 



10 

CLIENT IDENTIFICATION AND FINANCIAL STRUCTURE 

CLIENT 

The client is a corporate board interested in a long-term financial 

return on the property and proposed improvements to that property. The 

client plans to capitalize on the already existing market for housing 

retirees and realize successful expansion through the rapidly growing 

retirement community. 

FINANCING 

For the purpose of financing the proposed facility, the owners will 

organize a "real estate corporation" with the property in question as 

the principal asset. They will in turn issue stock to themselves to 

secure the necessary funds for financing the property and improvements to 

that property. Mortgage obligations will be executed by the corporation 

with each stock-holder personally liable, and each sharing in any profits, 

in accordance with his stock holding. 

Alfred Ring and Nelson L, North, Real Estate Principles and 
Practices (Englewood Cliffs, New Jersey, Prentice Hall, 1967), p. 166, 



7 
11 

LU 
Z 
i 

D 
< 

m 
CD 
_i 
Q: 
< u 

ILL 
0 
> 

u 



12 

THE CITY OF CARLSBAD N. M< 

INTRODUCTION 

The city of Carlsbad was selected as the site for this proposed 

facility for various reasons. Carlsbad in past years has been chosen 

by many retirees as a new home in which to spend the hopefully most 

enjoyable years of their lives. In recent years, as the number of 

retirees has grown, the city has begun to capitalize on this "market" 

and make the venture a very successful one. In addition to the existing 

natural assets of the community, facilities have risen to serve the 

specialized needs of the retirees. This genuine concern by the city 

to make retirement in Carlsbad an integral part of the community has 

resulted in an increasing number of retirees and facilities for housing 

and recreation, 

Carlsbad is a stable community of about 22,000 people. It is 

prosperous and continues to grow gradually, while still retaining its 

pleasant life style. It is located on the Pecos River in Southeastern 

New Mexico at an elevation of 3,110 feet above sea level. 

HISTORY 

In 1583, Don Antonio de Espejo came through the Pecos Valley in 

route to Mexico on an expedition. No settlement was attempted at this 

time, but seven years later Caspar Castano de Sosa and a party of 170 

did attempt unsuccessfully to found a colony. Attempts to settle were 

continually discouraged, due primarily to the presence of the nomadic 
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Mescalero Apache Indian tribe living in the territory. Scattered settlement 

did finally occur in the form of cattle ranches to supply beef for the 

military posts and Indian reservations in the 1800's. This led to the 

town's eventual founding in 1893, coupled with a colorful history of 

the Old West Era. Growth of the city was due in great part to the 

discovery of irrigational techniques, that led to the production of 

agricultural products. In the early 1900's, Potash was discovered 

by Geologist Victor H, McNutt, This discovery and the mining industry 

that followed gave impetus to the growth of the population. This 

industry still ranks as the largest asset to the economy, and has made 

Carlsbad the largest producer in the U. S. 

CONSIDERATION FOR THE RETIRED 

Providing Housing for its new residents is a growing industry in 

Carlsbad, The need for single family dwellings and multi-family 

facilities has resulted in specialized construction for retirees. Rest 

Home facilities for elderly are centered primarily in two large complexes. 

Most apartment dwelling retirees have been living in units of mixed age 

groups. Recently, however, interest has grown in the development of 

complexes designed specifically for healthy, active retirement aged 

persons. It is in this area of interest that this thesis project deals. 

Medical facilities in Carlsbad are superior for a small community, 

Carlsbad Regional Medical Center consists of two units, one downtown, 

and a second one, the Northgate Unit. This unit is for medical patients 

^"Carlsbad," Your Host . . . New Mexico, Vol. 2, No. 5 (Oct. 1972), 
pp, 11-12, 
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and handles most cases of retired citizens. This unit is located ,2 of 

a mile from the proposed thesis facility. 

Carlsbad has 55 churches representing almost all denominations. 

Many have special programs provided for the interest of their elderly 

or retired membership. 

Aside from the mild climate and beautiful natural surroundings, 

a major factor in the community's success as a retirement center is its 

abundant recreation. Specialized facilities such as the Carlsbad Senior 

Recreation Center and the Bridge Center (both 1.2 miles from the site) 

are typical of considerations for retirees. Outdoor recreation is 

abundant with hunting, fishing, water sports of all types, two golf 

courses, and beautiful areas for walking or bicycling. 

Two nearby points of interest are the Carlsbad Caverns National 

Park, and the State Botanical-Zoological Gardens. Shopping poses no 

problem to the site, with a shopping center located .5 mile from the site. 

It includes a branch bank, grocery, barber and beauty shops, discount 

department store, clothing and specialty shops, and a service station. 
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SITTING BULL FALLS RECREATIONAL AREA, 
turnoff fifteen miles north of city. No overnight camp
ing. Admission — $1.00 per car. 

CARLSBAD ZOOLOGICAL-BOTANICAL STATE 
PARK, located on northeastern city limits. Open daily. 
Hours 8 :00 a. m. to 8:00 p. m. 

IRRIGATION FLUME 

RIVERSIDE COUNTRY CLUB 

HOSPITALS 

CARLSBAD SENIOR RECREATION CENTER. 
Hours 10:00 a. m. to 10 :000 p. m. Closed Sunday. 

CARLSBAD BRIDGE CENTER 

CARLSBAD SENIOR HIGH-BRANCH COLLEGE 
COMPLEX 

LAKE CARLSBAD RECREATIONAL AREA, swim
ming, picnicking, boating, and water skiing. 

NINE HOLE LIGHTED PAR THREE GOLF 
COURSE, open until 10 :00 p. m. $1.00 per round. 

PRESIDENTS PARK AT LAKE CARLSBAD. Open 
daily 12:00 noon until 9:00 p. m.; Weekends and Holi
days 10:00 a. m. to 9:00 p. m. Ride the Abraham 
Lincoln, a replica of an 1880 steam locomotive; the 
George Washington, a paddle wheel river boat, or the 
Pecos Queen, a prohibition days rum runner. Refresh
ments and snacks available. 

EIGHTEEN HOLE MI'NICIPAL GOLF COURSE. 
$2.00 per round on weekdays and $3.00 on weekends 
and holidays. Rental clubs available. 

JIM WHITE CAMP GROUND. Overnight camping 
facilities available. $1.50 per night. 

CARLSBAD MUNICIPAL LIBRARY AND 
MUSEUM. Museum open—no admission fee. 

CITY HALL 

CHAMBER OF COMMERCE VISITORS CENTER 

POLICE STATION 

BATAAN RECREATIONAL AREA. Fishing, pic
nicking, no power boats allowed. 

THUNDERBIRD INDIAN DANCERS. Kiva located 
on El Paso Highway, performances daily during sum
mer months at 7:30 and 8:4.5. 

CAVERN CITY AIR TERMINAL 

CARLSBAD CAVERNS NATIONAL PARK located 
26 miles south of Carlsbad. Hours from 8:00 a. m. 
until 4:00 p. m. Admission $1.50 for everyone over 
sixteen. Under sixteen free. 

GUADALUPE MOUNTAINS NATIONAL PARK. 
Entrance located 50 miles south of Carlsbad; hiking 
trails for unequalled display of mountain flora and 
fauna. 

MUNICIPAL 

GOL F 

C O U H 5 E 
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FUNCTIONAL AND AREA REQUIREMENTS 

INTRODUCTION 

A facility to house retired persons is initially a physical 

structure to provide for the necessities and necessary luxuries of life. 

Of equal importance, and in greater need of consideration because of 

their neglect, are the non-physical properties of a retirement apartment 

project. "One reason for developing non-institutional housing for these 

older persons is to give them independence and privacy combined with the 

advantages of congregate living. If the provision of independent 

cottages or apartments affords privacy but reduces the likelihood of 

social contact, it is probably that the design is a failure," 

The success of the facility is directly related to its ability 

to function as an integral system. To do this, the relationships 

between the parts must be handled very sensitively, and the parts 

themselves must function smoothly. For the purposes of this section, 

the elements of the project will be categorized and discussed according 

to their make-up as a function or activity. The elements to be 

discussed will be: The living unit, communal facilities both 

recreational and otherwise, managerial and staff, and exterior 

circulations. 

Ernest W. Burgess, Retirement Villages (Ann Arbor, Division of 
Gerontology, University of Michigan, 1961), p. 37. 
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THE LIVING UNIT 

The living unit is the basic element of the facility. Its 

importance cannot be over simplified. While an apartment unit for a 

non-specific resident, such as a businessman or worker, serves mainly 

his interests after 5:00 P.M. and before 8:00 A.M., the living unit of 

a retiree may have to serve his needs on a 2A hour per day basis. Even 

with the activities and recreation that draw the retiree away from his 

dwelling, he still spends significantly more time within its premises 

than the average apartment dweller. This means the unit must fulfill needs 

far above those of basic living necessities such as eating, sleeping, etc. 

The qualities of psychological and emotional expression in the 

dwelling unit require the attention of the designer to as great an 

extent as do the physical manifestations. The basic need for security 

is amplified in the elderly, "Thirty years ago, security in housing 

for the elderly meant grab bars, non-slip floors and no bending or 

climbing. Today it still means these protective devices and techniques. 

However, it is more clearly understood that to be secure doesn't mean that 

life must go on in a subdued, dark, museum-like space filled with 

momentoes. The elderly should have the choice of living in an exciting 

environment, enjoying bright colors and strong light contrasts. In 

such surroundings, he performs better since his weaker eyes can perceive 

faster and his responses are quickened." 

This facility will be comprised of sixty dwelling units in its 

projected final stage. The first phase will require the construction 

•'•F. H. J. Nierstrasz, ed,. Building for the Aged (Amsterdam, 
Elsevier Pub, Co., 1961), p, 8. 
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of thirty units, and the second stage of the remaining 30 when it is 

deemed feasible by projections made on the successfulness of the 

first stage. Studies to determine the occupant load of each unit have 

shown that the breakdown between single and double occupancy cannot 

be determined simply by the number of married versus single retired 

persons. Figures arrived at on this basis would require a breakdown 

having about 40-45% of the units single person dwellings. "Experience 

has shown that the greatest need exists for a type dwelling that is 

suitable for a married couple, but also suitable for two sisters, 

or for an old woman looked after by her daughter. After the death of 

her husband, a widow will generally prefer to go on living in the two 

person dwelling. Dwellings for one person therefore should be built 

only in limited numbers," A balance of these factors will be weighed, 

and this facility will use a breakdown of roughly 307. single person 

units and 707o two person units. Considerations will also be made in 

each unit for the possibility of visits by friends or relatives for 

short durations of time (from over-night to 1-2 weeks of visitation). 

The basic elements of the living unit in terms of function and 

activity are as follows: 

(1) sleeping - In the case of the unit designed for two persons, 

the residents must have the alternative of types of beds (i.e. two 

singles or one double). It may also become necessary for the two 

persons (as in the case of a mother/daughter or equivalent relationship) 

to be more distantly separated for the requirements of privacy. In 

Nierstrasz, p. 38. 
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some instances this may mean a separate room for sleeping will be 

required, Where the single person is concerned the arrangement is 

much more simple, but not to the extent that the function of sleeping 

is forced to overlap another function. The importance of this is 

realized, and discussed under the heading "living area." 

(2) kitchen/dining area - Assuming the compatability of these 

two functions in some design instances inhibits the freedom of the 

designer to work with them separately. However, in the dwelling unit 

of a retiree, factors dictate the integration of the functions, 

"Efficiency," a term often used to denote a second-rate or sacrificed 

quality of design, must be used in this area to mean a maximum usability 

with a limited amount of space and materials. The low level of 

occupancy of the unit is a necessary criteria for this efficiency. 

In addition to the lack of need for a complicated food preparation/ 

serving area for only one to two persons, it is important to realize 

the difficulty an elderly person encounters in maintaining such an area. 

Just as the size of the area is critical so is the detailing of surfaces 

and appliances for their "efficiency" of maintenance. In particular, 

the inclusion of labor saving devices such as garbage disposals, 

dishwashers, self cleaning ovens, and smooth washable surfaces become 

very important to the user. Specifically in the kitchen, appliances 

should be electric, and no dust catching projections should occur. 

(3) bathroom area - The "bathroom" in any dwelling is usually the 

most unimaginative, poorly designed room of the unit. Much too often 

this area is the end result of a plumbing template and not the result 

of careful planning. If any area were to reek of institutionalized 

: 
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appearance for the elderly, it would be this one. Since this ro om 

poses the greatest hazard area for the elderly, it requires the 

inclusion of additional safety items: grab bars for baths/showers 

and water closets, nonslip surfaces through-out, and careful placement 

of heating units and dangerous projections on walls. The necessity of 

these safety items is unquestionable. What is questionable is the 

aesthetic treatment of these items, and the area as a whole. The 

scale of the unit dictates only one bathroom for each unit. As 

the bathroom is a high-maintenance area, all due consideration must 

go to its upkeep in terms of surfaces and fixtures. 

(4) living area - The living area serves as a "hub" for the 

radiating activities of the dwelling unit. It also serves as the 

point of contact for interrelationships that may and should develop 

between the various components of this retirement facility. For this 

reason it is important that the living area not be defined in terms 

of only interior space. The validity of living space outside the walls 

is justified not only as an extension of inner space but as an integral 

part of the system of social contacts. In answer to a question posed 

under the heading "sleeping" - should the living area be required to 

also function as a space for sleeping?- it has been found through 

studies on this subject, that the elderly in particular, desire to have 

a space to receive visitors that can be kept in a reasonable state of 

order. This non-overlapping of sleeping and living areas makes it 

possible for the resident to receive guests at any unexpected time 

without fear of a poor housekeeping appearance. 

The physical dimensions of this area are set on the upper bounds 



22 

by reason of upkeep. Lower bounds are determined by requirement of 

this area to serve as a focal point for social contacts. It must 

project an atmosphere of intimacy without seclusion. Time spent 

in this area by the elderly is a multiple of the time usage in an 

apartment housing a broad spectrum of age groups. 

The living area, both inside and out, dictates two opposing 

functions. First, the area must provide for privacy, an essential 

element in any residential scheme. Second, in opposition, it must 

project a feeling of welcomeness, an invitation to neighborhing residents 

to indulge in visitation, A delicate balance between these two functions 

must exist if the space is to be successful, 

(5) areas and spaces for storage - The need for storage space in 

dwelling units is universal. The elderly person being the "collector 

of paraphanalia and momentoes" he is, is certainly no exception. The 

basic difference between storage for the elderly and the masses, is 

the principle of accessibility. It becomes very difficult and very 

dangerous for the elderly to reach or climb to high spaces or to bend 

into dark corners. Storage, therefore, should be planned with consider

ation for mobility and agility of the elderly. 

COMMUNAL FACILITIES 

Certain areas will be required for the mutual benefit of the 

residents. The city of Carlsbad has in existence an excellent program 

of recreation for retirees. In addition, facilities for the activities 

have been built and used extensively. Therefore, spaces for recreation 

in this complex will serve in a supplementary capacity to those of the 

city. Such activities as meetings, parties, card games, and similar 
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functions will be housed in the facility. This is relevant to both 

interior and exterior spaces and include pool facilities and outside 

visiting and sitting spaces, A more detailed explanation of the 

activities provided by the city may be found in the section of this 

thesis dealing with the City of Carlsbad and its relationship to the 

retired residents. 

MANAGERIAL AND STAFF 

The only member of the staff who will have facilities specifically 

designed for his residence on the site, is the manager and his family. 

Other members of the staff who serve on a part time or full time basis 

may or may not occupy a living unit in the facility. In addition to 

residential requirements, the manager will need sufficient office and 

clerical space for the administration of his duties. Additional staff 

space will be dictated by the design of other elements of the project. 

Information as to structuring of the staff and management is covered 

in the section. Organization Structure. 

EXTERIOR CIRCULATIONS 

Circulation between the elements of a retirement facility is an 

activity as important as any to the elderly retiree. Basing so much 

on what he or she can achieve through giving or receiving in a social 

contact, the retiree places great importance on the possibility of 

the encounter occurring. These contacts should be casual and friendly, 

not forced upon the people. "Apartments that open directly onto 

public ways are not conducive to development of casual contacts. 

Likelihood of social contact will increase if doors face a court in 

.1 
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which all access walks run to a single main walk."-*-

FURNISHINGS 

All communal facilities will be completely furnished as needed. 

The living units will be partially furnished with all appliances 

provided and built-in when feasible. As stated in the kitchen/dining 

section preceding, such conveniences as all electric kitchens, disposals, 

and dishwashers will be included. All other desirable appliances in 

all rooms will be furnished. 

k 

N 
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SPECIAL DESIGN CONSIDERATIONS 

INTRODUCTION 

While this facility is planned for persons who are basically 

healthy and active, certain areas of caution and foresight are necessary 

to insure their well being and happiness. Special design considerations 

are unavoidable, and must be included in the project. What is very 

important, is that these safety features be worked into the design 

scheme in an unobtrusive manner. The residents want the security that 

these devices provide, but not the institutional look they represent. 

PHYSICAL DETAILS 

Some basic precautions to include in such a facility are: 

(1) one story dwelling preferred 

(2) limited use of steps and ramps 

(3) easy access and wider doorways without thresholds 

(4) non-slip floors 

(5) lower shelving 

(6) lower light switches 

(7) convenience outlets higher off floor than normal 

Two additional considerations for environmental conditions are 

(1) absence of drafts 

(2) building heat of 8° higher than normal 
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INTERIOR AND EXTERIOR LIGHTING 

"The success of a lighting scheme is not measured in footcandles, 

but rather by the atmosphere of living it creates. Together with the 

colors in a room, light can stimulate and influence the actions of 

people and affect the appearance of objects," Advantage should be 

taken of the natural sunlight available to the spaces. Buildings should 

be oriented for maximum penetration of light through windows, 

especially during cooler months of the year. Where artificial lighting 

is used the level should be increased and be more uniformly distributed 

than in average lighting schemes, 

2 

Suggested lighting for the exterior should include these uses: 

(1) general lighting for grounds to avoid dark pockets or 

corners 

(2) illuminated entrance sign 

(3) flood lighting for areas of planned activities 

(4) car parking lights 

(5) safety lights along walks and steps 

INTERIOR DESIGN AND COLOR 

The decorative scheme for any building is enhanced if not made 

successful or unsuccessful by the use of color. Color is an easily 

available item to integrate into the design scheme. It is important 

that colors selected will be suitable for the emotional and functional 

•'"National Council on the Aging, Centers for Older People (New York: 
National Council on Aging, 1962), p. 100. 

^Ibid., p. 100. 
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characteristics of the space for which they will be used. Emotional 

characteristics that are achieved by the use of color can be a very 

plausible part of the design. Yellows, oranges, and other warm colors 

add to the gaiety and cheerfulness of a room. Blue and other cool 

colors are restful and can be used to counteract excessive warmth and 

sunshine in a room. 

In general background should be fairly neutral, floors medium-

light, and ceilings light. Plaster walls should be covered where 

practical, with easily maintained fabrics or finishes. Accent colors 

used in corridors create variety and interest. 

Additional information concerning design may be found in the 

section of this thesis: Functional and Area Requirements. 

National Council, pp. 87-88, 
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SITE CONSIDERATIONS AND DESCRIPTION 

LOCATION AND SIZE 

The site is located in Carlsbad, N. M. By reference to the U.S.G.S 

system, it is located in the Carlsbad Quadrangle and the West Carlsbad 

Quadrangle of Eddy County. 

The boundary on the South-Southwest side is 480 feet from the 

centerline of U. S. Highway 285 and abuts the property under development 

by the Crastmoor Village, and terminates 1105 feet from the canal 

easement (East-Southeast boundary) at the West-Northwest boundary. 

The boundary on the North-Northwest side is 500 feet from the South-

Southwest boundary at the West-Northwest termination. The boundary on 

the North-Northeast side, West-Northwest termination, is located 980 

feet from the centerline of U. S. Highway 285. The boundary on the 

North-Northeast side, East-Southeast termination, is located 960 feet 

from the centerline of U. S. 285 and intersects the canal easement. 

The site totals 506,656 sq. feet in size. The equivalent size in 

acres is approximately 11.62. 

IMPROVEMENTS AND SURROUNDING DEVELOPMENT 

At present, the site is undeveloped with the exception of a few 

unimproved dirt roads. Utility hook-ups are not in existence on the 

site, but the abutting property on the South-Southwest side is under 

development and the extent of these utilities will be examined at the 

time design development occurs in the proposed retirement facility, A 

power line easement exists near the property, as appears on the site map 
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Surrounding development consists of a low-density condiminium 

project on the entire length of the South-Southwest boundary, and 

the remaining three sides about undeveloped land. The East-South 

side will remain virtually undeveloped as it is an easement for 

the irrigation canal. 

ADDITIONAL INFORMATION 

Information related to this site may be found in the section of 

this thesis dealing with building codes, restrictions, zoning, and 

ownership 
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CLIMATOLOGICAL DATA 
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CLIMATE 

The country is semi-arid. The long-terra average rainfall is 

12,45 inches with the heaviest rainfall in the period from May to 

September, inclusive. In the year 1965, a typical year, the highest 

temperature was 104° on July 13 and the lowest was 13° on February 24. 

The following is a table of average temperatures for that year: 

Month 

January 

February 

March 

April 

May 

June 

July 

August 

September 

October 

November 

December 

Average 

Average 

46,4 

43.7 

47.8 

65.8 

71,6 

78,7 

82.0 

77.8 

73.5 

62,9 

56.2 

45,8 

62,7 

Avg. 

61 . 

59. 

63. 

81 . 

86. 

92. 

95 

90 

86 

80 

71 

58 

Max. 

.1 

1 

.1 

5 

2 

.2 

.8 

a 
.8 

.0 

.9 

.4 

77,1 

Avg. Min, 

31.7 

28.3 

32,5 

50.0 

57,0 

65.1 

68.2 

65.5 

60.2 

45.7 

40.5 

33.2 

48.1 

•••Retirement Committee, Big Sky Country (Carlsbad, New Mexico, 

1971). 
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Snow is very limited usually melting in one to two days. Humidity 

is usually extremely low, resulting in a reasonable comfort level for 

summertime activities, and a pleasant cooling in the evenings when 

temperatures drop. Spring months are mild and temperate with some 

seasonal winds. The prevailing wind direction in Carlsbad is southeast. 

The velocity is eight to ten miles per hour, (See map for prevailing 

winds.) There are no tornadoes. Fall is ideal for outdoor activities. 

Golf can and is played year round,. 

New Mexico shares with Arizona the distinction of receiving more 

sunshine in December, January, and February than any other states. 

The percentage of possible hours of sunshine for these three months 

(based on long-term averages of the United States Weather Bureau) is 

seventy percent in Carlsbad, 

RELATIONSHIP OF CLIMATE AND HEALTH 

The warm days, dry air, and sunshine offer some relief to arthritic 

patients. Also, people with sinus infection, emphysema, chronic 

bronchitis, or asthma aggravated by air pollution or high humidity often 

find relief because of the absence of smog, coal dust, and industrial 

fumes. The altitude is not too high for cardiac patients. The year 

round mild climate is conducive to light outdoor exercise and 

activity. The noise level is low due to the absence of heavy industry 

within the city limits. In addition, there are no military bases. 

•'•Big S k y , 
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BUILDING CODES, RESTRICTIONS, ZONING, OWNERSHIP 

CODES AND RESTRICTIONS 

Carlsbad, New Mexico operates under the Zoning Regulations, 

ordinance number 586, adopted August 15, 1963. It also operates under 

Land Subdivision Regulations, adopted by the City Planning Commission 

March 5, 1951 and prepared by Harland Bartholomew and Associates, 

The city also works under the Uniform Building Code, Vol. 1, 

1970 edition. This also includes plumbing and electrical considerations, 

ZONING 

The site is presently zoned as an "A" residence district. Rezoning 

will be required to make the property a "C" residence district. No 

problem is foreseen in accomplishing this, since the abutting property 

has been zoned and improved as "C" residence. 

Regulations by zoning as applicable are as follows: 

Sec. 23,27 Parking Regulations, 

Where a lot is occupied by a two-family dwelling, 
or multiple dwelling, there shall be provided 
accessible parking space on the lot adequate to 
accommodate one car for every dwelling unit on the lot. 

Sec. 23.28 Height Regulations. 
A building may be erected to any height, except 

as provided in Sec. 23.44 to 23.64 of this Code. 
Sec. 23.29 Area Regulations. 
1. Front Yard 

(a) There shall be a front yard having a depth 
of not less than thirty feet, except as provided in 
Sec. 23.44 to 23.64 of this Code, and except that lots 
of record at the time of the passage of the ordinance 
comprising this chapter need not provide a front yard of 
a depth greater than twenty per cent of the lot depth. 
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(b) Where lots have a double frontage, the 
required front yard shall be provided on both streets. 

2, Side Yard 
(a) Except as hereinafter provided in the following 

paragraph and in Sec. 23.44 to 23.64 of this Code, there shall 
be a side yard on each side of a building, having a width of 
not less than five feet one story, seven and onehalf (7^) 
two story, and ten (10) feet over two story. 

(b) Where garages or carports are entered from a 
side street, whether detached or attached to the main building, 
they shall not be closer than ten (10) feet to the street 
right of way line. 

3, Rear Yard. 
(a) Except as hereinafter provided in Sec. 23,44 to 

23.64 of this Code, there shall be a rear yard having a depth 
of not less than thirty (30) feet or twenty percent of the 
lot depth, whichever amount is smaller, 

(b) Except that the rear yard may be reduced to 
ten (10) feet if the minimum side yards and front yard are 
maintained and the main building and accessory building shall 
not cover more than forty-five (45) percent of the total lot area, 

4, Intensity of Use. 
Except as hereinafter provided, all dwellings hereafter 

erected, enlarged, relocated or reconstruction shall 
be located upon lots containing the following areas: 

(c) For an apartment first floor 1,-800 square 
feet per unit, 

(d) For an apartment 2nd story, and over 900 square 
feet per unit.-'-

The City of Carlsbad, at this time, has no plans or improvements 

proposed for this particular site. Easements and similar considerations 

are found under the section of this thesis entitled "Site Consideration 

and Description." 

OWNERSHIP 

The site is under the ownership of one party. The owner is the 

Ed Dunagan Insurance-Real Estate Agency, 

City of Carlsbad, New Mexico, Zoning Regulations Ordinance 
No, 586 (Carlsbad, New Mexico, 1963), pp. 13-14. 
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SITE ADDENDA 

Studies involving site development during the design development 

stage of this thesis revealed a need for acquisition of additional land 

adjoining the site. A need arose to give added dimension to the 

functions and vista requirements of the community center in particular. 

The most feasible direction of expansion proved to be in the Northeastern 

direction. A parcel of land along the entire length of the Northeastern 

boundary was selected. It is triangular in shape with the previously 

existing boundary serving as one side and a second side following the 

boundary of the canal easement. The additional acquisition totals 

1.3 acres, resulting in a new total site area of 12.92 acres. The 

following map represents the new site. 
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DESIGN SOLUTIONS 

Decisions for location and arrangement of the different elements 

of the facility were based on a principle of extroversion and introversion, 

and on site topography. Vistas to the North and East of the site are 

excellent, offering views toward the river and hill areas and to a very 

pleasant portion of single family residential development. Portions of 

the site that most faithfully capture these vistas were labeled 

extroverted and dealt with accordingly in site development. Vistas to the 

Southwestern and Western areas are much less desirable and areas along 

these borders, and areas centralized in the site were patterned in an 

introverted design scheme. Importance of topography, particularly 

the high point of the site, was used to give vertical prominance to the 

basically horizontal elements of the facility. 

The community center is located on the high point of the site, 

which is near the mid-point of the Northeastern boundary. The center is 

placed in this location to achieve an important vertical emphasis and to 

capture the prime vistas from this point. The community center is 

oriented so that site line qualities could be emphasized in a maximum 

manner from building facades and exterior court areas. This area of 

the facility incorporates the functions of group social interaction, 

office and clerical space, the manager's living unit, central maintanance 

and central m.echanical considerations. 



The 60 living units are arranged in a system to take advantage of 

good vistas and screen poor ones. Vehicular circulation is to the entry 

side of living units and pedestrian circulation to the patio side. This 

arrangement is used in order to promote maximum social interaction 

between residents. The living units are based on a two bedroom 

arrangement to accomodate most combinations of clients. If a two 

bedroom apartment is needed (for example: two sisters) it can thusly be 

furnished. If a couple wished to use only one room as a bedroom, the 

second room can be furnished as a study or workroom. The patio area 

may be rendered more private by the use of folding screens. The living 

area is furnished with a small fireplace and the kitchen with all 

electric appliances. 

Included in the site are two covered recreation areas for card 

playing and other social interactions. The garbage will be handled by 

individual cans near the living unit which will be transported to 

dumpster units by maintainance personel. Floor plans, elevations, and d 

details of design solution are covered in the slide section, as 

well as the existing site. 
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MATERIALS, CONSTRUCTION, AND MECHANICAL 

MATERIALS 

Materials were selected on a basis of their inherent capabilities 

to evoke the desired response of non-institutional character and to 

be easily maintained. This character is most stringently required in the 

community center, but is carried through in the materials of the living 

unit. 

The exterior of the community center is dynamic in the use of forms 

and gently sloping shed roofs. To achieve the needed human scale, all 

exterior wall coverings are rough sawn plywood sheets giving the look of 

siding planks. Glass area is used at a maximum where feasible to make use 

of the exciting vistas from this area. An overhead grid system of 2x6 

wood members on 5'-o" centers is used to tie together the elements of 

the community center, and to offer protection at entries. Plastic 

panels are used in the grid as well as the roof of the swimming pool 

enclosure. Interiors of the community center use vinyl wall coverings 

for the ease of maintainence and the variety of colors and textures 

available. Wood panelling is also used as a wall finish. Ceilings are 

suspended, lay-in acoustic panels. The floors are terrazzo and carpet, 

with area rugs in the lobby. In the maintainence and pool area ceilings 

are exposed structure, walls are painted concrete block, and floors are 

exposed concrete finished as required for function. 



The living unit exteriors are also exterior wood panelling like 

the community center. The units make use of the grid at the patio area. 

The interior walls are finished with vinyl wall coverings and wood 

panelling. The floors are carpet with vinyl tile in the bathrooms 

and kitchen area. The ceiling is sprayed acoustic material on gypsum 

board with a washable sealer. 

CONSTRUCTION 

Construction details and typical wall sections follow for a more 

detailed explanation of structure. The basic components of the 

community center structure are a grade beam and belled footing foundation 

with steel columns and beams in a concrete block wall. The roof 

structure is of long-span open web foists and a built-up roof. The living 

units are x̂70od frame construction and concrete footings and slab. 

MECHANICAL 

The mechanical system for the facility is a gas fired, hot and 

chilled water one, used in a central manner. The central system will 

serve the community center and the living units, while the pool area 

will have its own system. Heating will be supplemented in the bathrooms 

of the living units by radiant electric heaters. 
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