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O realize its g%oals for the

downtown, the City must assume

greater coordinating and oversight
functions to catalyze the market
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The new Spring.street
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investment and may
have multi-family: liner
lofts developed along
School Aventie.
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Executive
Summary

Purpose: Housing that

Regenerates Urban Context

University of Arkansas Community Design
Center (UACDC), in collaboration with
local cultural institutions, was awarded
federal funding to develop an anchor for
the emerging arts district in Downtown
Fayetteville. The project lies at the center
of the cultural hub for the 500,000-person
region, but its physical environment is
fragmented by publicly-owned surface
parking lots and oversized streets. High
traffic speeds inappropriate in a downtown
setting dominate the patron experience. Infill
development, particularly the supply of urban
housing, has not kept pace with the demand
for downtown living. The project’s four-acre
general focus area has been included in the
city’s designated cultural arts district since
its creation four years ago, but development
of the district has been characterized by ad
hoc projects. No overarching vision guides

the district.

To reorient downtown development interests
towards an explicit cultural purpose,
UACDC developed plans for a walkable
mixed-use, mixed-income housing complex
(which includes subsidized live-work units
for artists). The proposed schemes include
a planned retrofit of West Avenue as an
arts-focused complete street adjoining
Walton Arts Center (WAC). The goal is to
create a district anchor to complement the
forthcoming renovation of WAC, $20 million
expansion of the Fayetteville Public Library,
and $6+ million construction, as well as
the construction of an adjacent mixed-use
municipal parking structure. The challenge
is to overcome the local development
community’s tendency to meet housing
demand through the application of suburban
solutions in the development of downtown.
The study’s objective is to establish an urban
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When factoring the cost of public
safety services, mixed-use downtown
development produces more than
seven times the tax revenue of

suburban real estate products per acre,

vision and pro forma development standards
by which public property owners and their
economic development team can conduct
an effective developer selection process for
the project site.

Program: Between Lean Urbanism

and Capital-Intensive Urbanism

UACDC collectively prepared four housing
formats with increasing levels of urban
services and densities. In each approach, the
2.8-acre site, a surface parking lot presently
serving WAC, and other downtown patrons
is programmed as multifamily housing at a
minimum 15 units per acre with attendant art
and retail functions. Maintaining the capacity
of the site to host events is also considered,
as the surface lot and adjoining West
Avenue currently function as the secured
stage grounds for Fayetteville's annual Bike,
Blues & BBQ Motorcycle Rally, the nation’s
largest charity bike event, as well as various

annual arts and community festivals (e.g.,
Artosphere, a six-week program of outdoor
community art events) and parades. Two
of the four housing solutions incorporate
accommodations for the motorcycle rally’s
staged performances into their open space
systems.

UACDC’s  approach is framed by
consideration for the small town context
and its population of 75,000 who are
primarily familiar with suburban formats—
even in downtown contexts. This approach
and UACDC's advocacy for mixed-use
urban solutions acknowledges current
market challenges related to financing,
return on investment in structured parking,
vertical mixed-use configurations, elevator
expenses, and non-incremental development
templates. Three of the four options adhere
to lean urbanism tenets, employing common-
sense techniques that reduce regulatory

-19-

hurdles and compliance challenges. These
are accompanied by a capital-intensive
high-density option that optimizes vertical
mixed-use integration through sophisticated
stacking and conveyance technologies.
The study provides decision-makers with
a full range of appropriate urban options
responsive to various levels of funding and
political wills.

Each format coordinates sequencing
among public and private investments.
Public investments include the retrofit of
West Avenue and the adjacent pocket
park, incorporation of the popular regional
bike trail adjoining the west edge of site,
preservation of the site’s legacy groundwater
springs and landscape, public parking, and
WAC renovations. Private building programs
include housing, an art gallery, and
commercial/office functions. Development
formats are componentized to accommodate



phased participation by multiple participants,
and various housing typologies to serve
multiple markets. Housing is conceived as
a catalyst for repairing Fayetteville’s urban
fabric and regeneration of the downtown
context.

Four Housing Narratives

1. In the Laminated Approach alternate
parallel bands of public space and housing
rows ensure high-quality, socially active
frontage for all housing units. The proposal
features a block-long allee with courtyards,
patios, and public recreation areas for
residents. (see page 36)

2. In an attempt to reimagine the low-density
development familiar to most people, the
Pixelated Approach creates micro-scale
housing pockets and open spaces. West
Avenue is reformatted into a boulevard
providing a stately setting for the arts district

We have just

begun to scratch the
surface of downtown's
infill potential

and new urban housing. (see page 46)

3. The Anchor Approach accommodates
festivals with a central town plaza, projecting
a strong civic identity around which mixed-
use housing and commercial functions
are arranged. The town plaza provides
much needed public assembly space
commensurate with the growing density of
the downtown arts district. (see page 56)

4, The most ambitious scheme, the
Mountain Approach stacks housing into
dramatic terraced formations, providing the
district and the region with a powerful new
architectural icon that complements the
Walton Arts Center’s renovated campus.
Terraced housing provides the city with an
unrivaled supply of premium urban housing
that capitalizes on its proximity to downtown
amenities. (see page 66)

-20-

Shaping Public Policy that

Leads to Urbanism

To realize its goals for the downtown, the
City must assume greater coordinating
and oversight functions to catalyze the
market. Notwithstanding the site’s location
in the heart of downtown, its Walk Score
is only 80; pointing to an underutilization of
downtown’s development potential due to
ad hoc land use and automobile-dominant
development. Since public agencies will
control development of this site, the four
approaches collectively shape public policy,
incentives, and expectations for developing
mixed-use urban housing in a community
otherwise dominated by suburban residential
products. Rated from easy to ambitious,
each of the four frameworks integrates
new public and semi-private open space,
parking, streetscapes, and multi-family
housing in tandem with renovations to the
adjacent performing arts center.

24 units / are

30 un'rts-/ acre
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PEEONNnects podium

parking, walk-ups,
and patio housing—alls
flanked by publicsait
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. Anchoér Approach:
4 plaza can be designed to
accommodate downtgwn events, such
=as the nation’s largest charitable bike
rally—Bikes, Blues, & BBQ. '
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1.

Laminated ApproaCh

Units: 51 Parking Stalls: 100 = 84 on-site + 16 on-street

Surface parking only without the need for costly structured parking.

Provides the greatest range of housing types within conventional
construction systems and low-rise residential formats.

This is the easiest and least costly scheme to implement since it
involves only walk-up residential units (no elevators).

Real estate products familiar to the local development community.

Parking on-site only serves housing.

_30_

2. Pixélatéd Approach.

Units: 68 Parking Stalls: 171 = 168 on-site + 3 on-street

Creates micro-scale housing pockets and open spaces akin to low-
density development familiar to most people.

Provides highly networked public and semi-public open space system.
Facilitates a village-like individuation of housing clusters.

Structured parking is developed as a landscape with recreational
amenities and social gathering spaces on top the roof level.

Units above the parking garage are served by an elevator in addition
to stairs.

Provides some surplus parking onsite for arts district functions.

= &

3. AnChorApproach

Units: 72 Parking Stalls: 200 = 194 on-site + 6 on-street

Provides town Slaza to accommodate large festivals, such as Bikes,
Blues, and BBQ.

The mid-rise development solution is a highly efficient use of valuable
downtown land.

Most units will be served by elevators in addition to stairs.

Provides large amount of surplus parking onsite for arts district
functions.

4.

Mountai

: | 7%

N Approach

Units: 84 Parking Stalls: 291 = 275 on-site + 16 on-street

Stacks housing into dramatic terraced formations.

At 29 units per acre, the approach provides the highest residential
density

Higher construction costs involved with the terracing of building
Most units will be served by elevators in addition to stairs.

The Parking Hall provides the city with an exemplary parking structure
that replaces the same amount of parking that currently exists onsite.

Provides the most commercial space for retail, galleries, and restaurants
of the four approaches.

_31_



500

250"

Ms

5 65 _
E2e
T288
50
E20n3n ) : ;
3to0 ®oeces Jesssey -
o<mn L i e u N Y Y YT T oA } oo /
..ooo.l..ooom mo.o. oo &S : ] ! P i :
® ° _ : 1 e r > ..................
“ A B ~ . . ®
[ ] —— | ] ) Oy °
[ ] = e ..
i [
—8 | [ ]
( ] | ]
a | ” .
[ ] c )
e 3 [ )
° Wm .
L ] = © ]
@ ' c3 Y
° ERS °
= 3 on ]
L4 _ o @
e = Pt
e = . °
‘e [, L ]
. ® @
. 0 1]
e | : )
e a
“ °
: c = ®
o0 ongd ] _ .
I =T c - °
[ ] OO s ®
. =0 28 .
] >0 .
° ML 2 ee
3 0.2 ] ™
@ 30 = °
b | w3 ®
o o ™
: | = U /®
[ ] u?ﬁi_“-ﬁllnh.llull.lnl.ﬂ.lll.u.hvﬂlfm = Wy JlC ll.....ll._.llnlllnll...llll.-lll..l......lnlll.llllutu ] 000. 4
o . I\ TR CQ bt
ST Jee000000e,, % p— _ e ..o..
370 _o® [ e 1 ) = ; . n-
] IY.. | n . r ]
» o o Sete l e e
e : el . i
W L B .l..lu.l.uﬂl.inl.aﬂ
@ : 2 gno 00 et te=e- : N
o M R e D * s sesa . :?o’ﬁ .
= — e eee I /t s
Sm »
o °
20
B ®
nec
55 i 2 no..oo.
Wm ] - .
<t ) @
- | J ®
.
o
.

_33_




Univefrsity
(o)
Arkansas Y

|

i New Arts District |-
Nadine Baum ~ Parking Structure |-

| At Studios 4

o
v Sg

MVEQUS STUDIO + SPECIAFIZEDREAL ESTAT for.. £ . (/G|

Site Development  cues e | gmamsae |, S

Wil intain | How might West A _Upgrades How . . e L .
accommodations for | sere an expanded arts | Might we leverage the Notwithstanding the site's location in the heart of downtown, its \Walk Score
- . . Rt scheduled additions , , . L
s & BROMoboee | e e anefouesd | andimprovements is only 80 (great walkablity would have a score of 9o or higher): pointing to
Rally —attendance now | complete street design? Center? an underutilization of downtown's development potential due to poor land

estimated to be 400,000?
Challenge 2: Surface Challenge 4: Springs

use and automobile-dominant development.

Parking How might event How do we incorporate
parking be accommodated ~ the groundwater springs
without surface lots—an in the streetscape
obstacle to creating a livable system?

urban environment?

34- 35



LAMINATED APPROACH




gateway
building

<

Patio Units and Artist
Lofts provide a live-work
housing stock that extends
the commercial main
street.

The open space system
features an allee with
courtyards, patios and
recreational facilities that
provide areas for public art
and artists to work while i
still accommodating on-site &
parking.

== The courtyard
i E2IS an opportunity
> to provide novel
forms of active

and passive
recreation.

Courtyard Housing
provides an affordable
missing middle housing
solution.

Townhouses provide a
premium urban housing
stock that capitalizes on
its proximity to the Walton
Arts Center.

h-.,i'--_,----.

’

Here's an
example of a
great urban allee.

The gateway buildin

on Dickson Stree
provides an intimate
threshold into the allee
and artist walk.

,38,



A shared plaza that
aligns with the main
entrance to the Starr
Theater at the Walton Arts
A parking garden Center can accommodate
provides on-site art shows and small scale
parking and an interior music performances.
pedestrian walk.

West Avenue becomes a tree-lined street
with an elegant backdrop of townhouses
to complement the Walton Arts Center and
accommodate smaller festival events.

West Avenue is still open
West Avenue becomes a to through traffic during
shaded tree-lined street | foctival events
with parking along the '
western edge. Parking
areas can accommodate
‘ food trucks and tents to
' serve festival events.
y
Ny West Avenue as
a festival street.

7 'R
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© townhouses
@ gallery, office, and retail
© live-work housing

. O patio houses
R @ parking allee and artist walk
O courtyard housing
e  m— @ existing Walton Arts Center
I|||‘I||I||||i' O existing bike trail
= ' O existing pocket park
1] © existing spring
‘|||'||"||_" ® entry court
LD S | ) ® courtyard playscape -

| G

19215 Buudg

West Avenue (East) Elevation
0 50’ 100’
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PIXELATED APPROACH




Artist Live-Work Units
provide retail and gallery

4 spaces along Dickson

- Street and West Avenue. |

Walk-Up Units arranged
as housing clusters

avoid the inclination to
maximize real estate value
by developing one large
homogeneous structure.

The Distributed Mews

| Courts provides a highly
‘| networked open space
system that amplifies
connectivity among urban
functions and land uses.

Podium Parking is
developed as a landscape
with recreational amenities
and gathering spaces.

mews housing
IN Boston.

West Avenue Art
Boulevard provides a
sir%nature street for public
art and housing that
anchors the arts district.

what theid “
Denver!

,48,

e retail court provides intimate
ttings for art, dining. and walk-ups.

Courts provide transition between
housing and a busy main street.




West Avenue is transformed into a
boulevard artscape that provides
amenities for festivals and housing.

Courts provide access to

the highly networked open
space system and align with
entrances to the Walton Arts
Center. Courts are meant to
accommodate art shows and
small scale music performances.

Y

West Avenue becomes
closed to through traffic
during festivals. However,
parking is still accessible
since entry is accessed
from Spring Street
intersection.

West Avenue becomes

an art boulevard with a
tree-lined median that
accommodates food trucks
and tents during festival
events.

fon R
e

West Avenue as
a festival street.
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@ west boulevard artscape

@ gallery/cafe

© retail court

O live-work housing

© parking podium/art platform
@ distributed mews and courts
@ walk-ups and flats — T - e -
O existing Walton Arts Center — _ -_.___ -
© existing bike trai Mews West Avenue Artscape Boulevard

@ existing pocket park

® existing spring o

G 0 50’ 00 L

West Avenue

19245 Buudg

West Avenue (East) Elevation

0 45’ 90’
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Units: 67 at 23 units/acre Parking Stalls: 200 - 194 on-site + 6 on-street

Anchor Approach provides a central town plaza to accommodate festivals, projecting a strong civic
identity around which mixed-use housing and commercial functions are arranged. The town plaza pro-
vides much needed public assembly space commensurate with the growing density of the downtown

arts district.

The only approach of the four that maintains accommodation for the city’s annual Bikes, Blues & BBQ
Motorcycle Rally—the nation’s second largest such festival—on site.

Provides the most structured parking for arts district functions of the four approaches in addition to
spaces required for residences.

The mid-rise development solution is a highly efficient use of valuable downtown land while providing

extensive public space that connects with the Walton Arts Center facilities across the street. Most units
will be served by elevators in addition to stairs.

_57_



Mid-rise Housing
solutions are highly
efficient when developed
on valuable downtown
land and provide extensive
public space.

Townhouses provide a
stately backdrop to the
Walton Arts Center entry

plaza. J

-

Courtyard Housing
provides affordable units to
artist community.

J

The Wrapped Parking

Deck provides amenities
like urban porches, cafe

setting, and an armature
for public art.

Redirected Bike Trail
participates in activating
a larger centralized space
beyond that of a corridor.

The Town Plaza provides
a shared space for
pedestrians, bicyclists,
and automobiles and
accommodates Bikes,
Blues, and BBQ.

Here's an
example of a
great shared

space in Eugene,
Oregon!

,58,

= The town Plaza is a large public space |
Q

designed to accommaodate activity year-

round with festivals, concerts, dancé ,

performances and live broadcasts of sporting
"

«N




The plaza porch
and spiral stair can
provide expanded
seating and exemplary
views of stage events.

The town plaza is closed
to vehicular traffic durin
festivals. Bikes, Blues, an

BBQ and Artosphere can

easily be accommodated in

West Avenue townhouses and
town plaza mid-rises offer a
variety of frontage conditions.

trail has been rerouted

The regional bike
within the town plaza.

West Avenue is closed '\

to through traffic during I
\| large festival events. ;
Structured parking is still 7
accessible from Dickson
L Street entrance.

A

s
9 West Avenue becomes a
shaded tree-lined street
towards intersections
with parking along the
western edge near Dickson
Street. Food trucks and
tents can overflow the
plaza and fill the street to
serve festival events.

West Avenue as
a festival street.
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18811G UOSHOI(

@ gallery at ground level
@ retail at ground level
© cafe and parking deck
O town plaza

© courtyard housing

0O townhouses

@ midrise housing

© existing Walton Arts Center
© redirected bike trail

@ existing pocket park
® existing spring

G 0 50° 100

|}

M =

West Avenue (East) Elevation

0 45’ 90’
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Units: 84 at 29 units/acre Parking Stalls: 291 - 275 on-site + 16 on-street

Mountain Approach stacks housing into dramatic terraced formations, providing the downtown arts
district and the region with a powerful new architectural icon that complements the Walton Arts Center.

Terraced housing provides the city with an unrivaled supply of premium urban housing that capitalizes on
its proximity to the Walton Arts Center.

At 29 units per acre, the approach provides the highest residential density, which is helpful in absorbing
the higher construction costs involved with the terracing of building levels. Most units will be served by
elevators in addition to stairs.

The scheme’s unique Parking Hall provides the city with an exemplary parking structure that functions as
an urban room connecting the bike trail with new retail shopping on Dickson Street and West Avenue.

The approach provides the most commercial space for retail, galleries, and restaurants of the four

approaches. The West Avenue streetscape proposes the most intimate and detailed connections to the
Walton Arts Center grounds and park across the street.

_67_




Terraced Housing
Units provide a premium
urban housing stock that

capitalizes on its proximity
L to the Walton Arts Center.

p
The Parking Hall provides
the city with an exemplary
arking structure that
unctions as an urban

room.
J

-68-

The Mountain Approach
provides mixed uses
giving West Avenue the
most retail, gallery, and

restaurant space. )

- N\
Artist Live-Work Studios
front West Avenue at the

ground level.
J

An Art Loop connects

the regional trail system,
Parking Hall, Nadine Baum
Art Studios, and Walton
Arts Center through an arts
focused public realm.

A new architectural icon complements the
Walton Arts Center while completing the
gateway to the arts district.




Galleries and Retail
provide great spaces to
look out over festivals and
provide expanded indoor
The Art Loop can and outdoor activities that
accommodate small scale complement the Walton
venues, like art shows and X Arts Center.
music performances.

—

West Avenue is transformed into

a series of rooms where housing
completes and the public realm around
the Walton Arts Center.

West Avenue becomes
—| a series of rooms with
varying scales of spaces
that accommodate food
$ru<%ks Iand tetntthE serve :
| festival events. Bikes, N
Blues and BBQ can be __}?ﬁ
accommodated. J y

T

West Avenue is closed
to through traffic during
1 festival events.

| The Nadine Baum plaza
acts as a terminus for the
Art Loop.

S West Avenue as
4 a festival street.
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19211G Buudg

O ArtLoop

O gallery and cafe at ground level
© retail at ground level

O live-work housing along West Ave.
O terraced housing

O event plaza

@ existing Walton Arts Center

O existing bike trail

O existing pocket park

® existing spring

G 0 50’ 00

West Avenue (East) Elevation
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These recommendations are intended
to catalyze the maturation of an arts
district anchored by Walton Arts
Center and downtown housing
constructed on city property.

-78-

Recommendations

While setting the six goals for the City Plan
2030 were important inflection points in
Fayetteville’s development, the private sec-
tor has been slow to apply these principles
in the downtown area. Downtown devel-
opment markets are complex, requiring
greater coordination in planning, financing,
and management than suburban markets.
To realize its goals for the downtown, the
City must assume greater coordinating and
oversight functions to catalyze the mar-
ket. Progressive yet business-savvy cities
large and small are discovering the benefit
of taking on limited developer functions to
align private sector actors with long-term
aspirations. In the spirit of triangulating the
City's interests and real estate assets with
nascent housing demand and developer ac-
tivity, we make the following recommenda-
tions. In particular, these recommendations

are intended to catalyze the maturation of an
arts district anchored by Walton Arts Center
and downtown housing constructed on city
property.

1. Since the City has made appropriate infill
and revitalization its highest priority, we
recommend that the City develop
the surface parking lot on West
Avenue for better and higher land
uses like housing once the new
Spring Street Municipal Parking Deck
becomes operational in 2015. Since the
costs and returns on investments in urban
infill are greater than those in suburban
markets, urban infill must deliver niche
qualities to succeed. We also recom-
mend the development of urban
multifamily housing products
with high-quality street frontage




and shared public spaces to meet
the unmet demand for downtown living
beyond student housing. However, stu-
dent housing projects certainly indicate
a preference for walkable environments
among forthcoming graduates. Studies
now show that mixed-use development
has between 10 and 100 times the fis-
cal return on investment than single-use
land development—including big box de-
velopment—when measuring annual tax
yield per acre.

. Since the City discourages suburban
sprawl, we recommend that urban
housing be developed at a min-
imum of 15 units per acre (the
threshold for rail transit feasi-
bility) to attract development of
accompanying support services

within walkable neighborhood
formats. The city should incentivize
urban housing as a tactic for economic
development in downtown retail sectors,
because retail is rationally triggered by
population concentrations. As the saying
goes, “retail follows rooftops.”

. As the City aims to “make traditional

town form the standard”, we recom-
mend mixed-use development
with mixed-income housing and
parking in neighborhood-orient-
ed formats. To dramatically increase
cultural and economic activity on a block-
by-block basis, parking spaces should
favor on-street formats alongside nesting
of parking within the block interior, and/
or accommodation through structured
facilities. Housing should be built to the
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street edge and contain unit variety to
accommodate various incomes. Vertically
integrated mixed uses should be part of
the overall development of the West Ave-
nue block, particularly on Dickson Street
since it is a commercially-oriented public
space at the ground level.

. To grow a livable transportation network,

we recommend the transforma-
tion of West Ave into a signature
street. The City should use traf-
fic-calming strategies to create
a sense of place that enhances
non-traffic social functions. The
street should be retrofitted as a setting
appropriate to mixed-use pedestrian-ori-
ented environments and advance the
identity of the cultural arts district. Traffic
moves too fast on West Avenue because

street design and geometry facilitate such
behavior. Not only could West Avenue re-
place the municipal surface parking lot as
the festival grounds for events like Bikes,
Blues, and BBQ, but West Avenue
should be designed to complement the
substantial improvements scheduled for
Walton Arts Center. We also recommend
that the City uncouple its current on-site
parking requirements from site develop-
ment capacity, as it inhibits development
of affordable urban housing density (also
an overall deterrent to downtown de-
velopment). Rather, let the market take
care of parking demand and supply.

. Since the City aims to assemble “an

enduring green network”, we recom-
mend preservation of the ground-
water springs located on the site

and enhancement of the trail
as a signature pocket park with
good building frontage, addition-
al landscape features, and other
passive uses beyond movement.
Recognition of the trail as a public front-
age warranting design attention sets a
precedent for subsequent trail-fronting
development throughout the city.

. To create opportunities for attainable

housing, we recommend devel-
opment of mixed-income hous-
ing where premium market rate
units could subsidize attainable
units. While state laws do not enable
inclusionary zoning, the City’s control of
the property is an important opportunity
to realize attainable housing.
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To realize a successful outcome that satis-
fies multiple interests, particularly the arts
community and the goal of enhancing the
City’s cultural infrastructure, it is imperative
that the City select a development team
whose business model reflects principles
outlined in this report and City Plan 2030.



This Is an exciting project that goes
back to one of the original intentions
of the Walton Arts Center—facilitating
great downtown development

Jenni Swain, VP of Programming for the Walton Arts Center

Every world-class arts
centér Is surrounded by
vibrant street life and urban
amenities. This project is the
first step toward that vision
for Fayetteville.

Matthew Petty, City of Fayetteville Alderman for Ward 2

This project needs to happen! Trails
are ribbons of commerce and this
site, being downtown and right next
to the trail, should be developed to its
Mmaximum potential.

Steve Clark, President and CEO of the Fayetteville Chamber of Commerce
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New Walk-Ups

and Live-Work :
New Townhouses : Existing Grub’s Housing Existing Grub’s

ﬂ . e Restaurant 5 Restaurant
S : ! AW =1 L s : i

~, b i J i -

| 16'Stoop | 10" | 8 | 22 20'-35' Courts (5 1 [ 8 | 11 |5
| 40’ Existing ROW | 40’ Existing ROW |
1. Laminated Approach 2. Pixelated Approach
West Avenue as a Residential Skinny Street West Avenue as a Residential Boulevard
parallel parking and low-scaled townhouses with stoops provide an intimate a boulevard approach provides traffic calming by separating traffic by tree-lined
scale for a residential street median, courts provide interest and rhythm to the street edge

New Midrise
Housing and : _ -

New Terraced
Housing and
Retail

Existing Grub's . Existing Grub's
Restaurant e Restaurant

|30’ Retail Promenade| 11’ | 8 | 11" |5 | 40’ Retail Promenade | 20’ | 8
\ 40’ Existing ROW \ \ 40" Existing ROW
3. Anchor Approach 4. Mountain Approach
West Avenue as a Mixed-Use Boulevard West Avenue as a Street of Rooms
the sidewalk on the west side is extended and shaded by a row of trees to the sidewalk on the west side is extended, becoming a mat for art installations,
provide ample space for walking, dining, and shopping street lighting, and recreation
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LAMINATED APPROACH

6,000 sq ft of commercial
16,600 sq ft of offices

Gateway Building ]

5 Artist Lofts
1,000 sq ft
140 outdoor sq ft

'

10 Patio Units
900-1,600 sq ft

100 outdoor sq ft +
800 sq ft shared patio

West Avenue

20 Courtyard Units
600-1,600 sq ft

4,800 sq ft shared |

N

16 Townhouses
1,600 sq ft
70 outdoor sq ft

On-Site Surface Parking
84 spaces

Units: 51 Parking Stalls: 100 - 84 on-site + 16 on-street Duncan Avenue Apartments Courts at Whitham The Charmer Turtle Creek Bend
Fayetteville, AR Fayetteville, AR San Diego, CA Dallas, TX
Townhouse Courtyard Patio Units Mid-Block Parking Court
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PIXELATED APPROACH

8,000 sq ft retail

Commercial and Art Gallery
2,200 sq ft art gallery

8 Artist Live-Work Units
500-1,300 sq ft

]

Parking Podium

60 Walk-Up Units
900-1,800 sq ft
50-500 outdoor sq ft

Units: 68 Parking Stalls: 171 - 168 on-site + 3 on-street
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West Avenue — /NN

G 0 50’ 100

EXAMPLES

& Lol
Pearl District
Portland, OR

Mews

Cotto Dlstrict

Starkville, MS
Mews
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Fillmore Park
San Francisco, CA
Walk-Ups over Podium Parking

190115 UoSyOI

Worth Avenue
West Palm Beach, FL
Retail Court



ANCHOR APPROACH

Wrapped Parking Deck
194 spaces

24 Mid-rise Units
1,000-1,500 sq ft

8,000 sq ft retail

2,000 sq ft community space

12 Artists Courtyard Units
800-1,600 sq ft

7 Walk-Up Units
1,350-2,000 sq ft
200 sq ft outdoor
4,500 sq ft retail

4 Townhouses
2,000 sq ft + garage

4 Live-Work Units
1,250 sq ft

250 sq ft outdoor
900 sq ft retall

16 Mid-rise Units
800-1,400 sq ft
200 sq ft outdoor
6,000 sq ft retail

Units: 67 Parking Stalls: 200 - 194 on-site + © on-street
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:
V110
West Avente
T Y=
I
|8
G r——m

EXAMPLES

The Dickson
Fayetteville, AR
Mid-Rise

190115 UoSHOI

S g 7
Columbia City Harbor Town
Seattle, WA Memphis, TN
Live-Work Townhouse
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The Piaza at Schmidt's
Philadelphia, PA
Town Plaza



MOUNTAIN APPROACH

Commercial Liner
: 30,000 sq ft retail
80 Terrace Units 5,000 sq ft art gallery
1,200-2,400 sq ft
100-500 sq ft outdoor

Parking Hall ]
175 spaces
/ [ 4
I /
— .--"
W
= -
4 Artist Live-Work Units -
1,00 sq ft a8 W sl
100 sq ft outdoor z ¢ ﬂnlli L
: _ i’z
< v
< _
Parking Hall Ll o
100 spaces . ﬂ ;
= ( !fw l Ol g
The Mountain Dwellings The Mountain Dwellings Jeanne Hachette Complex 56 Leonard Street
ite: i . - -cite + - Copenhagen, Denmark Copenhagen, Denmark Paris, France New York, NY
Units: 84 Parking Stalls: 201 - 275 on-site + 16 on-street Terraced Units Parking Hall Terraced Units Stacked Retail
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