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Chicago Area Case Study: Riverside, lllinois

Riverside today is an affluent suburb of Chicagiccovers two square miles and has a
population of approximately 9,000. It is locatetirhiles west of downtown Chicago (20-30
minutes by car). The city’s original rail linensw part of Chicago’s commuter rail service, the
Metra.
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Figure 1: Riverside and surrounding area (basediata from Google Earth, 2008)

Urban Design

Riverside, situated some ten miles west of Chicags, designed in 1868 by Fredrick
Law Olmsted. Olmsted, who designed Central Parkegarded as the father of Landscape
Architecture. In 1863, the land which would becdRieerside, along the Des Plaines River,

! Unless otherwise specified, all aerial maps in éxgfix A were created by studio members, basedseareh data
and map data taken from Google Earth.
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was first reached by the Chicago, Burlington anih@uRailroad. Given the attractiveness and

accessibility of the site, a number of local ineestsaw an opportunity.

Forming the Riverside Improvement Company, thegpased a 1,600-acre tract of land
along the river and hired Frederick Law OlmstedNefv York to design an elite
suburban community. Olmsted and his partner, CaWaux, were already famous for
creating Central Park in New York City. Their regiihin, plus the lovely curvilinear
streets, open spaces, and attractive village cémgrdesigned for Riverside, attracted
Chicago's elite (Arnold, 2005).

Olmsted'’s vision was a fully suburban communithieh, unlike the industrialized cities
of the day, would involve only the “most attractiveost refined, most wholesome form of
domestic life.” In his words, Riverside would festharmonious cooperation of men in a
community and the intimate relationship and cortstaercourse and interdependence between

families” (Riverside Historical Commission, 2000).

In the tradition of the City Beautiful Movement wwh he spearheaded, Olmsted thought
of city parks as an antidote to the polluted cfBafks, Kest, Szot, & Vendura, 2001, ch.2).
However, his intents were never utopian, nor didvaat to “pre-package” a new community.

Olmstead was adamant that suburb and city funafiasea whole.

The change in lifestyle following the Civil War weeflected in Olmsted’s desire to
produce landscapes with a separation of uses.t@¢tisique is visible not only in Central
Park with separate pathways for people and vehihbtsnever cross paths, but also in
Riverside. Olmsted envisioned the extension oftitairb from the city as an important
component to the idea of separation of uses, thbeghas fully aware that one could not
exist without the other (Faiks et al, 2001, ch.46)

The original 1600-acre plan for Riverside was laud in 1869. The design, which
Olmsted and Vaux considered “a village in a fofest|led for unprecedented amounts of public
land; indeed, “nature and landscape were to bénodst importance” (Kunz, 2008). Lots
included building setback requirements, and resgleould not fence off their yards. These and
other rules were codified in deeds (Faiks et 8012 ch.5, p. 7). Residents were also

encouraged to plant two trees in their yards. vaterfront was expansive, and the town'’s
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famous curvilinear design led to several triangigands amidst what were considered the “best
engineered streets of the time,” featuring cobblestdrainage gutters (Riverside Historical
Commission, 2000). Water and sewer lines were@geided along with gas street lamps, and

perhaps most importantly, rail access to ChicagegiRide Historical Commission, 2000).

PEE E ot b B R R R PR

FuE P

Figure 2: Original Plan for Riverside, IL, 1869
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While only 1,000 acres of the original 1,600 woh&lbuilt out, Riverside’s design still
garners attention (fredericklawolmsted.com, 20a8%¥pecifically shunned right-angled

intersections because Olmsted viewed:

...the ordinary directness of line in town streetghwts resultant regularity of plan,
would suggest eagerness to press forward, witlooktng to the right hand or left, we
should recommend... gracefully curved lines, genespages, and the absence of sharp
corners, the idea being to suggest and imply lejstontemplativeness, and happy
tranquility (Faiks et al., 2001, ch.5, p. 3).

The overall design effect was to invoke a senseystery in residents and visitors, no

matter where they stood in the community.

Figure 3: View of Riverside downtown circa 190@|urding water tower

By 1871, some 50 homes were inhabited, and a 1@%+-twtel was in business. The
community’s first of two famous water towers werelty Despite initial success, the 1871
Chicago Fire and 1873 financial panic renderedRiverside Investment Company bankrupt.

However, Olmsted’s original plan would remain imde, and by 1875 a Village Government
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was created. “Frank Lloyd Wright, Louis Sullivaifjlliam Le Baron Jenney, and several other
prominent local architects drew the plans for heubat still stand in the village. A striking
Romanesque village hall was built in 1895, andd@1lthe Burlington line constructed a
charming stone railroad station” (Arnold, 2005helvillage hall was built of quality materials

and was built to last. The focal point of theaglé was and arguably remains the fairy-tale-like
water tower.

The 1930 urban core, defined by the authors, ireduzdlocks averaging 4.6 acres each.
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Figure 4: Riverside's Structure, 1930

The community gradually built out over the™2€entury. In the 1920s and 1930s a
number of houses on smaller parcels would be affsiedld, 2005). While a grid of largely
residential streets were added just west of downtgwt owned by the Company), Riverside
has otherwise adhered to Olmsted’s design. Itidemvenough flexibility for the subdivision of
many 100’ x 200’ lots into two. Full build-out winlbe reached in 1960. By this point paving

had elevated the town’s roads, and the originablasbone was eventually replaced by concrete
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curbs (Faiks et al, 2001, ch.6, p. 7).

Figure 5: Riverside's Structure, 1951
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Figure 6: Riverside's Structure, Present Day

As the evolution maps above (Figures 4, 5, 6) confblocks in the downtown were
subdivided further between 1951 and the presentataya number of building uses changed
slightly. Perhaps the largest change was the ¢sioreof several parking garages to

commercial and retail spaces.

When the authors searched news archives for cugxemits in Riverside, one which
particularly stood out was a 1998 dispute overattightness of new petunias planted in the
business district. “Everybody loves the schooleeliesaid Donna Ballarine, a resident for 10

years. Taxes? ‘That's fine, too,” she said” (J€i@98). However, when the new flowers were
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planted, many in the community “nearly lost theinds.” The Village’s landscape advisory

commission would eventually mediate a compromigé ess-colorful flowers (Jeter, 1998).

Indeed, the authors recently called the villagedtlis society to ask if there were any
new plans in the works. They affirmed that, asrden a mixed-use building going up in the
downtown, they were adhering to Olmsted’s planke flower affair, while on the surface
guaint, demonstrates that the community at largassionate about maintaining Olmsted’s
passion. In fact, Village leadership has maintaitne original deed requirements on setbacks
and fences, which has contributed to the commuighsistency over nearly a century (Faiks et
al., 2001, ch.6 p. 7). In Riverside, Olmsted’sonshas had the unique opportunity to thrive. As
the economic summary below will demonstrate, Ridersemains a successful community only.

This validates the wisdom of Olmsted’s ideas.

Economic development

Businesses in downtown Riverside are mainly of @tigae nature. In addition to the
village library and village hall, there are 37 messes in downtown Riverside. These include
antique shops and candy stores, as well a localhed grocery store: “The charming village
center is replete with chic restaurants, cappucbars, and stores selling antiques and Victorian

house fixtures” (Arnold, 2005). The number ancetypf stores are given in Table 5, below:
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banks

real estate offices
restaurants

doctors' offices

hair salons

insurance companies
florists

law offices

auto repair shops
dance/fitness centers
dry cleaner

specialty store
grocery store

ice cream store
chocolate store
jewelry store

funeral home
financial analyst

dog grooming shop
plumbing/heating company
glass/art studio

= I T T T T T T T T T S D) DS ) DS IS RS [ EN BN

Table 1: Businesses in Downtown Riverside (Moray@g98)

Of the businesses listed above, 85% are local stwaghservices while 15% are chains or
franchises (D. Moravecet, 2008). A breakdown ofest into different sectors is provided in
Table 2.
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Business Type

Legal & Financial

23%

Food & Dining

15%

Shopping

13%

Real Estate

10%

Personal Care & Services

8%

Health & Medicine

8%

Automotive

5%

Sports & Recreation

5%

Community & Government

5%

Clothing & Accessories

3%

Business & Professional

3%

Home & Garden

3%

Table 2: Breakdown of Business Types in DowntowarBide

Residential Population

Riverside is an established older suburb and, @s, $hhe median age in the 2000 Census
was 40.5, five years above the national averag®.(Census). In recent years, the
number of older residents has increased (Arnol@520

Over 95% of the population was White in 2000. Liss two percent was Asian and
only 0.3% was Black (U.S. Census). There were @6lplack people in the city in 1930,
increasing to just 23 in 2000 (Arnold, 2005). L#san six percent of the population
identifies themselves as Hispanic or Latino (U.8n€lis).

Eighty-five percent of homes are owner occupie®&(lCensus).

Riverside is a highly educated community. Over Sfif%the population holds a bachelors
degree and approximately 23% of the populationaldraduate or professional degree.
Less than 7% did not complete high school (U.S.sGsh(Figure 17, below).
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Figure 7. Educational Attainment of Riverside Populat 2000 (US Census, 20(

Riverside is composed mostly of family househol@sly a quarter of households he
one just one person (U.S. Cens

Riverside is a highly affluent community. The medhousehold income in 1999 w
approximately $65,000 andose to 30% of the households had incomes above,$Q0.
Only 12% of households had incomes of less than0®®5U.S. Census) (Figure 1
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Figure 8: Household Income Distribution in Riversj@000 (US Census, 2000)

Labor Force

Riverside serves Chicago as a bedroom communityst ldeople in Riverside work
outside the village, either in area edge citiemaowntown Chicago. As stated previously, a
Metra line provides convenient access to Chicdgearly 98% of those in the Riverside labor
force are employed (U.S. Census). Many people warkessional service jobs, such as law and
finance (D. Moravecet, 2008).

Housing Profile

The median home value was $264,200 in 2000 (U.8s@® Estimates for 2008 put
home values at around $500,000, more than twic€ttieago area average (www.zillow.com,
2008). Nearly 70% of homes are single family uflitsS. Census). The single family homes
range from modest bungalows to grand mansionsetimatude, as mentioned earlier, ones
designed by famed architects like Frank Lloyd WrigRiverside is almost completely built-out,

but there are some new multi-family units beindtioia mixed use building currently under
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construction downtown. Only 2.4% of the housimacktin Riverside was vacant in the year

2000 (U.S. Census).

Institutional Structure

Students in Riverside attend schools in two d#feischool districts, the Riverside
School District, and the Riverside-Brookfield SchDestrict. Both school districts have a small
percentage of students who qualify as “low incomElementary school students perform above
the average in statewide tests, while high schinmlets only perform at around the state

average (lllinois Board of Education, 2008) (Tab)e

School District Information

Student/Teacher Student Performance in
District Enrollment Ratio* % Low Income** State-wide Tests ***
Riverside 1,349 16.0 (elementary) 7.9% 91.3%
Riverside-Brookfield 1,487 17.4 (secondary) 6.7% 72.8%

* The statewide ratio for both elementary and secondary school is 18.8

** | ow income students come from families receiving public aid; live in institutions for neglected or delinquent
children; are supported in foster homes with public funds; or are eligible to receive free or reduced price lunch.
***This is the overall percent meeting or exceeding lllinois Learning Standards. The state-wide average is 73.8%

Table 3: Educational Statistics for Riverside SdHastricts (lllinois Board of Education, 2008)
There are a few hospitals close to Riversidepalgh the city itself has none. Loyola
University Hospital in Maywood is 2 miles away. 8MNeal Hospital in Berwyn is also close by.

Both of these hospitals are major medical facgitie

Summary

Downtown Riverside has never been or tried to beenthan a local services node for
Riverside residents. Frederick Law Olmsted intehnitlas a bedroom community for people
working in Chicago. It was always marketed towapger middle class and wealthy individuals.
As such, the town center has always been home#b $ervice providers and shops, catering to
the everyday needs of the city’s residents. Tiredade grocery stores, clothing shops, doctors’

offices, etc. Today the town center has taken orerof a boutique niche. Residents’ increasing

Friendship Village Studio Fall 2008 « Appendix: @&Studies in Detail » Page 25



mobility since the advent and ubiquity of the casImade it is easier and more convenient for
them to drive a little further to one-stop shop tatpilers. Rather, the Village has become
something of a tourist center in its own rightofiters “small, well-maintained bungalows, larger
comfortable houses from the 1920s and 1950s, age Yiictorian and early-twentieth-century

mansions that attract architectural tours” (Arn@d05).

There is little documentation to suggest that tvrtown, which has changed little
physically over the years, has ever fallen on hiands for long and the population has grown
over time, from 6,770 in 1930, to 8,774 in 196@1895 in the year 2000 (Arnold, 2005).

The town’s demographic makeup has also changeditiégyover the years, and is still a
very White, very wealthy village. In 1940, Rivetsiwas home to “primarily small proprietors,
managers and professionals” (Arnold, 2005). Riderss still home to mainly professional and
managerial workers. While an aesthetically beaugéihd affluent community overall,
Riverside’s range of home prices is more diversa thther wealthy communities in the area
(Arnold, 2005).
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Chicago Area Case Study: Park Forest, lllinois

Park Forest is a racially diverse, middle classugob It covers 4.9 square miles, has a
population of approximately 23,000 and is locatéd8les south of downtown Chicago (about a
50 minute drive). The city did not develop aroanihil line or freeway, but instead was
developed several miles away from any such cormectioday, a Metra rail line does service

Park Forest, but this rail line runs a couple aesiaway from the Village downtown.

Figure 9: Park Forest and Surrounding Area
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Urban Design and Economic Development History

The economic development, and ultimate declin®arsk Forest is intrinsically linked to
urban design and architecture decisions made ftemaeption. The town and especially the
Village center have been re-imagined numerous tink@s clarity, urban design issues will be
discussed as the history of the Village unfoldowel

The land which would become the Village of Parkdsbmas first inhabited in the
1830’s. Much of the land was owned by the Batatreldmily, Methodist abolitionists offering
their homes to escaped slaves along the Undergr@aiticbad. By 1852 the lllinois Central
railroad bordered the northwest fringe of the aaga the Michigan Central followed a year later
to intersect with it in Matteson a few miles to thest. Up through World War Il, South

Chicago in general enjoyed healthy residential gihofubutis, 2005).

Planners such as Rexford Tugwell were heavily medlin the New Deal. Roosevelt
chose him to lead the Resettlement Administratio®,agency in charge of relocating urban poor
out of decaying cities. In this role Tugwell propdssome 25 “Greenbelt” towns; along with the

eponymous one in Maryland, only three were built.

“My idea,” he wrote in 1935 is, “just outside cerstef population, pick up cheap land,
build a whole community and entice people intolihen go back into the cities and tear down
whole slums and make parks of them...” (Randall, 2@0@1). Furthermore, he “rejected the
concept of individualism” and believed that “thee@nbelt community was closer to the habits
and aspirations of the American people” (Randd@lQQ®, p. 42). Greenbelt, Maryland also drew
inspiration from Englishman Raymond Unwin’s RadhuMew Jersey. Following the dictates of
the Garden City Movement, Radburn implemented @ afrresidential “superblocks,” plentiful

green space, and among the first cul-de-sacs ibited States.

Philip Klutznick, director of the Federal Public #ng Authority during much of World
War Il, saw a prime market opportunity to housem@ng veterans. At the time, there was a
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major housing shortage in the country. Architebiels Peets had previously contributed to
Wisconsin’s Greendale and, in fact, worked for Khitk’'s agency (Randall, 2000, p. 56).
Following the War, Klutznick resigned his Federaspand tapped Peets for the Park Forest

architecture team.

Figure 10: Park Forest Shopping Center, early 198Randall, 2000)

Park Forest was envisioned as “a planned developwigre the landscape and the
rhythm of daily life revolved around the family E¢Bmithsonian, 2008). Plentiful parking
would be provided in the town'’s retail core. Fertnore, the Village would reject the traditional
downtown with Main Street in place of an outdoooghing mall—among the first of its kind in
the country. Furthermore, “as in many quickly gmgvcommunities of that era, village planners
eschewed the traditional grid streetscape in favevinding, curvilinear streets punctuated with

wide swaths of green space” (Urban Land Instit@3, p. 2).
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Figure 11: Park Forest Structure, 1952

Surrounding the core were extensive single-famignbas and apartments. While early
designs of Park Forest had some curvilinear blacksother elements inspired by Riverside, by
1950 the design, along with superblocks, “becarmenamunity of streets and intersections.”
This occurred primarily based on the communitytemse focus on cost cutting, and related
requirements for utility layout (Randall, 2000,1164). The original urban core, as defined by
the authors, contained four superblocks averagaagiy 13 acres each.
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Park Forest developed in the late 1940s and bgdhg 1950'’s, residents were moving
into the community. American Community Builderstrhed by Klutznick and his co-
developers, was the corporation behind the devetopf the Village. The corporation
basically ran the town as a large type of condo@ason for its first couple of years. The idea
was that American Community Builders would relirgfucontrol after the city got up and

running. The whole set-up was novel for the time.

The first residences constructed in the first f@arg were apartment units only available
for rental. Potential residents of Park Forest taagpply for admission into the properties and
thus the town: “[American Community Builders] saned applicants according to their income
level, education, status as a veteran, and neediufis, 2005). So, when Park Forest first came
about, there was an air of exclusivity about iesRlents felt this. They even wanted to change
the name of the town, for fear that “Park Forestireded too “confusing and trite"—other
suggested names for the town included Brynhursstifieand Ashford (Randall, 2000, 116).

Cooperatives and modest single family homes aMaili@o purchase soon followed the
apartments. The majority of the GIs who would cdmsettle in Park Forest, which was
nicknamed “GI Town,” were young (under age 30) arairied with small children. By the time
Park Forest took off in the 1950s, many of thedera@s had obtained college educations and
good jobs (Randall, 2000, p. 116-145).

The development, however, was not without its protd. There was an extremely high
turnover at first (about 1/3 each year) due to nbsthe early housing being rental units, and
housing quality was often compromised in the pursiprofit (Randall, 2000, p.128 & 158).

However, Park Forest Plaza, the outdoor shoppintece-with its noteworthy 40-foot
tall clock tower as a focal point—was booming. Teeelopment was also attracting national
news (Urban Land Institute, 2003, p.3). The shopbke center faced inward onto grassy open-
air pedestrian corridors and a central plaza. dkare 43 businesses in Park Forest Plaza at the
time. Forty of these were local and only threeenerains. Large national department stores,
such as Marshall Fields, would come to occupy maj@hor positions in the Plaza. A list of

business types in the Plaza as it existed in 1863e seen in Table 8.
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Clothing & Accessories 21%

Food & Dining 21%
Shopping 21%
Community & Government 9%

Business & Professional

Services 7%
Personal Care & Services 7%
Home & Garden 5%
Arts & Entertainment 2%
Legal & Financial 2%
Sports & Recreation 2%
Construction & Contractors 2%

Table 4: Business Types in Downtown Park Foresi3i®andall, 2000)
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Park Forest lacked major industry, however, andyntdinthe men in the community
commuted to Chicago. In fact, by 1960, more thalhdf Village residents were traveling to
downtown by car (Smithsonian, 2008). Accordingh® Park Forest Historical Society, the first
people who moved into the Village worked at comparnncluding “Argonne, Swift, Fifth Army,
Standard Oil in Whiting, Indiana, and later alsdNiaperville. [The] University of Chicago was
also a big employer. [There were] doctors and Ewynuclear physicists and lots of school
teachers. [Many] worked for the national insuracaspanies...” (Nicoll, 2008). This type of
company man was critiqued The Organization Mana book by William Whyte which took a

harsh look at suburban, capitalist culture andifipalty took issue with Park Forest.

In the 1960s and 1970s, the Village of Park Fdregan to stumble. A mere decade into
its existence, the design of Park Forest Plazadvchdnge. In 1963 Sears opened a store on the
eastern end of the development, right at the ecérahVictory Boulevard. “This construction
would damage the integrity of the Plaza and thé&ayd's internal circulation more than any
other modification to the Elbert Peets Plan.” (Rah®000, p. 149).

Furthermore, the Village, which provided an exadllenvironment for young families
just starting out, lacked the type of housing tHaseilies wanted and needed as they and their
incomes expanded. In essence, there was no langee, affluent housing for families to move
into as their circumstances changed. As a consegquéhese families were forced to leave Park
Forest if they wished to improve their lifestyleaii®lall, 2000, p. 193).

The developers negotiated with Illinois Central &adirect spur to serve the community,
but the railroad turned them down because it wapraditable enough (Smithsonian, 2008).
O’Hare Airport and major interstates eventually &égped south Chicago, hastening the area’s

decline.

During the mid-70’s, two competing malls, LincolraMand Orland Park Mall, opened
up within a couple of miles of Park Forest PlaZae Plaza, a small regional shopping
destination, had to compete with larger competiath better transportation access. The Plaza
struggled in the 1970s and 80s, as stores moveanouas residents fled and demographics

changed.
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From 1960 to 2000, Park Forest went from almosi\dite to 55% White, as the number
of African Americans went from a total of 8 in 19609,247 in 2000 (or, 39% of the
population). The city’s population has droppedatically in recent years as the demographics
have changed, from around 30,000 in 1960 to ar@3;@00 today (Tubutis, 2005).

In 1987, the Plaza was re-developed and re-braaslétihe Centre” but this name
change failed to draw customers back for long: éAthe 1987 development, [it] had many

chain stores, but many left within three years, it developer left” (Nicoll, 2008).
In 1993, the Plaza was sold to Parkside Land Cloo, w

unveiled plans to convert the decaying mall in® tifaditional downtown the
village had never had. The Village contributed $8i8ion to this effort, but by
late 1994 it was clear no progress had been madd-tharVillage learned the
developer had not paid current taxes. The Villaggdsand, in late 1995,
purchased the back taxes. Based on its minorityeostrp position, the Village
then asked the courts to place the property invecship. The owner offered to
sell the property for $100,000 plus the remainiagktaxes, $764,331. The
Village quickly accepted. In the meantime, howeRark Forest received more
bad news: Sears [one of the last major remainicda@ns] announced it was
leaving...(Urban Land Institute, 2003, p. 3)
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Figure 12: Park Forest Structure, Present Day

In the late 1990s, the Village consulted severaanrdesign and planning firms. These
firms made several recommendations, including eddicanges to the downtown grid system (or
lack thereof). The old downtown, which had facedard to its pedestrian center, has since
been converted into a traditional, “proper” downtowl he pedestrian plaza was removed and

conventional streets have replaced it.

The Urban Land Institute (ULI) conducted a studyPafk Forest in 2003. The ULI

study looked into how to revitalize the city. Thecommendations were as follows.
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Reduce the 300,000-plus square feet of retail saapproximately 150,000 to 200,000

square feet, recognizing that Park Forest is ngdoa regional shopping destination.

Market DownTown as a specialty convenience centigr miche retailers as well as
service businesses and entertainment destinabarnding on its already thriving arts

community.

Package three parcels of land together — totalgtp 20 acres — for residential
development, and investigate the market for in@@akensity of 10 to 15 dwelling units
per acre, creating the potential for approxima8a$ housing units and 700 new

residents.

Preserve the historic fagade of the former Mardhiald’s site, but consider razing at
least a portion of the outdated building to claace for housing (Urban Land Institute,
2003).

The report also suggested that “concentratingli&eants in certain areas of the
DownTown can generate more foot traffic and hefwdadditional retail users” (Urban Land
Institute). Ms. Kingma, the Economic Developmeirebtor for the Village of Park Forest,
states that “most of the recommendations have beare being implemented” (Kingma, 2008).
For example, large parking lots that had once suded the Plaza have been slated for new use,
per the ULI recommendations. Already, severalsavedaere there were once only parking lots

are now new single-family homes. Also, the downtasvbeing marketed as a niche destination.

Today, the Village “acts as the leasing agent anggrty manager for those properties
which [it] own[s]” (Kingma, 2008). The Village overmost of Park Forest Plaza but the Village
plans to “sell most of the buildings...and get theswkbon the tax rolls” (Kingma, 2008). Hildy

Kingma had this to say about the Village’s inceesivo lure and keep retail in the Plaza:

For retail that will occupy existing Village-ownsgace we use our ability to
negotiate the lease terms and build-out as theniivee We typically provide a
‘vanilla box’ for a new tenant (hvac, floors, waltsne ADA bathroom, etc) and
the tenant has to do the build-out to meet thaicdic needs. Market rent is $9-
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12/square foot base rent plus $4.50 for taxes amhon area maintenance. We
will negotiate the base rent below market valueaftenant who fills a gap in our
tenant mix, and sometimes will provide a monthva free rent to assist with
start up and marketing costs. For new developnfienm the ground up, we
would likely use TIF benefits to incentive-ize (sicas the downtown is in a TIF
district. We have a new grocery store coming toh@rd Park Plaza, which is a
shopping center in the downtown area (not parhefformer Park Forest Plaza,
but across the street from it) and the propertyerwvas given a sales tax rebate
to assist with the build-out for that store.

She went on to say the following: “[We] would likatot sell the building that houses
most of our cultural arts venues because theyegtfavorable rents that a private owner would

not likely honor” (Kingma, 2008).

Economic and demographic profile

Today, there are approximately 70 businesses ik Raest Plaza. Of the types listed below

(Table 6), all are local businesses except one;wigia branch of Chase Bank (Kingma, 2008).

Business Type

Shopping 20%
Business & Professional 19%
Health & Medicine 17%
Community & Gov. 9%
Legal & Financial 7%
Comp. & Electronics 7%
Real Estate 4%
Food & Dining 4%
Sports & Recreation 4%
Personal Care & Services 3%
Clothing & Accessories 1%
Construction 1%
Education 1%
Media & Comm. 1%

Table 6: Business Types in Downtown Park Fore€i824&ingma, 2008)
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Residential Population

Fifty-five percent of the population was White Iretyear 2000. In comparison, as stated
above, the Village was almost 100% White in 19602000, thirty-nine percent was
Black and less than 1% was Asian. Five percettt@population identifies themselves
as Hispanic or Latino (Tubutis, 2005, and U.S. @shs

Seventy-six percent of homes are owner occupiefl.(Oensus).

Over 27% of the population holds a bachelors degneeapproximately 10% of the
population holds a graduate or professional degfgeund 12% did not complete high
school (U.S. Census) (Figure 13):

Figure 13: Educational Attainment of Park Forestdatation, 2000 (US Census, 2000)

Around 70 percent of households are occupied byliEsr(U.S. Census).

The median household income in 1999 was approxigndte,579 and close to 9% of
the households had incomes above $100,000. Alg@8stof households had incomes of
less than $25,000 (U.S. Census) (Figure 14):
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Figure 14: Household Income Distribution in Parkrest, 2000 (US Census, 2000)

Labor Force

Many people in Park Forest work in downtown Chicagolarge number also work in
surrounding suburbs in the local hospitals, théag# of Park Forest and the local boards of

education (Kingma) (Table 11):
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Name Type # of Employees
Continental/Midland Makes screws for automotive 250
Ludeman Center Mental health institution 580
Rich Township HS Dist 227 Education 206
Village of Park Forest Municipal gov’t 162
Hadady Corporation Railroad parts 50
Homewood Disposal Waste management 85
Imageworks Printing 50

Table 7: Largest Employers of Park Forest Resid@itsgma, 2008)

A Metra line away from the downtown provides acdesShicago. Ninety-five percent

of those in the Park Forest labor force are empldieS. Census).

Housing Profile

The median home value was $84,400 in 2000 (U.Ss@®n Estimates for 2008 put
home values at around $129,000, significantly tkas the Chicago area average
(www.zillow.com, 2008). Sixty-six percent of homa® single family. Park Forest is quite
built up and, despite a declining population irergcyears, new homes are being built near the
downtown area. Three percent of the housing sto€lark Forest was vacant in the year 2000
(U.S. Census).
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Institutional Structure

Students in Park Forest attend schools in onewfdifferent school districts: Crete,
Matteson, Park Forest and Rich School DistrictachEschool district has a large percentage of
students classified as “low income”. Of these stlistricts, only Matteson performs better
than the state average on statewide school exRmb. township scores significantly lower than
the statewide average (lllinois Board of Educate08):

School District Information
Student Performance in
District Enroliment Student/Teacher Ratio* % Low Income** State-wide Tests ***
22.2 (elementary), 26.0

Crete 4,797 (secondary) 38.9% 71.3%
Matteson 3,333 18.4 (elementary) 50.0% 80.1%

Park Forest 2,085 20.1 (elementary) 78.5% 68.2%

Rich 4,190 17.9 (secondary) 51.5% 29.6%

* The statewide ratio for both elementary and secondary school is 18.8

** | ow income students come from families receiving public aid; live in institutions for neglected or delinquent children;
are supported in foster homes with public funds; or are eligible to receive free or reduced price lunch.

***This is the overall percent meeting or exceeding lllinois Learning Standards. The state-wide average is 73.8%

Table 8: Educational Statistics for Park Forest &shDistricts (lllinois Board of Education,
2008)

St. James’ Hospital has branches in both OlympédEiand Chicago Heights, each

located between 3 and 5 miles from central Parke$idKingma, 2008).

Summary

Whether Park Forest Plaza can completely recoveaires to be seen. Many shop fronts
are still vacant. No longer, however, is Park BbRlaza trying to compete as a regional center:
“[When] the Village bought the Downtown...[it] begémmarket it to small service companies”
(Nicoll, 2008). National department stores areglgone and goals have been scaled back. The
Plaza, however, has turned into a focal pointdoal artists and galleries. It also includes
numerous theaters and performing arts venues,dimguhe lllinois Theater Center and the
lllinois Philharmonic Orchestra. Fitness and es&rstudios have also filled in a lot of the Plaza
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(Kingma, 2008). Many buildings in the downtown aralti-storey: “Most of the second floors

are occupied by studios, accountants, counselirs,(Nicoll, 2008).

Park Forest’s other concern remains in the resialemits, still largely locked into place
with their original one-family and apartment designn 2003, Village President John Ostenburg
noted that “There is never a problem marketingcthv@p [apartments]” but that their 2-3
bedroom configuration with one bath made them d ball for families (Urban Land Institute,
2003, p. 10).

As Greg Randall, author of the historical critiqpfePark ForestAmerica’s Original Gl
Town astutely pointed out, neighborhoods—even “traddily planned” ones—evolve with the
times and attain housing diversity. UnfortunatéBark Forest for the last fifty years has
protected itself from these pressures” (RandalQ®). Whether the Village can, instead, accept

those pressures and continue to change for therlvatt ultimately determine its fate.
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Chicago Area Case Study: Prairie Crossing, lllinois

Prairie Crossing is an affluent enclave locatethenChicago suburb of Grayslake. It has
a population of approximately 800-1,000 on 1 squmite of land and is located 45 miles north
of downtown Chicago. This is between 60 and 80uteis by car. The development is located at
the intersection of two Metra lines. The developtrieegan in the mid-1990s, and the last single
family home was constructed in 2005, giving theedepment a total of 359 single family

homes. Recently, thirty-six condominiums were cliatgal in Prairie Crossing.
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Figure 15: Prairie Crossing and Surrounding Area

URBAN DESIGN

Prairie Crossing is best understood as the visidbemrge A. Ranney, Jr. and his wife
Victoria for a “Compact, Transit-Oriented DeveloprtigDunlap, 1999). The land where the
development now sits originally supported a rotatsd corn and soybeans. By 1986 it was
slated to become a 2400-house subdivision. Howavé®87 (Dunlap, 1999) Gaylord

Donnelly, “a conservationist and chairman of RR Deliey, a large Chicago-based printing
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company founded by his grandfather, had a diffeided. He and other area property owners
successfully opposed the plan and, as Prairie HgégdCorporation, purchased a 677-acre parcel”
(Kane, 2003). Donnelly owned some 2500 acreseam#ighboring Liberty Prairie Reserve; he
and seven other families subsequently formed riialdings Corporation to develop the land
(www.terrain.org, 2001). Their new plans would ¢af a mere 359 single family homes and 36

condos (www.prairiecrossing.com, 2008).

When Donnelly passed away in 1992, his nephew @&eRemney, a partner in the law
firm Mayer, Brown and Platt took over the compaMictoria Ranney is the author Gimsted
in Chicagoand has served as editor of Olmsted’s papers (K&@8). Both would strive to

carry out Donnelly’s vision.

To plan the land for Prairie Crossing, Donnelleyg #me Ranneys began by
interviewing landscape architects from around thentry. When they met Bill
Johnson, FASLA, of Berkeley, California, who hae@isphis childhood summers
in 2003 ASLA Awards nearby Long Lake, lllinois, thkenew that they had found
someone who understood their piece of Midwestard.|&tilled unnamed, the
project in 1987 was “just an idea of a communitgdzhon preserving land, a
small, compact village character,” Johnson rec¢&léne, 2003).

Working closely with Johnson, the developers laitiPrairie Crossing’$en Guiding
Principles which are clearly delineated on the developmemébsite

(www.prairiecrossing.com, 2008). These are:

1. Environmental protection and enhancement.

2. A healthy lifestyle.

3. A sense of place—Architecture shall be inspiredthg prairies, marshes, and farms of
the area. Streets are named after native praai@gphbnd the early settlers who
frequented the site”

4. A sense of community—There is a “belief that commyand conservation can go hand
in hand...the trails and gardens of Prairie Crosamegdesigned to be places where
people can meet to enjoy and care for the land”

5. Economic and racial diversity.
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6. Convenient and efficient transportation.

7. Energy conservation.

8. Lifelong learning and education.

9. Aesthetic design and high-quality construction.

10. Economic viability—"Prairie Crossing is being deapéd by families who wish to see
the conservation community concept replicated eteeel (www.prairiecrossing.com,
2008).

Consequently, whelfhe New York Timeagported on the development in 1999, writer
David Dunlap reported that “the five-year-old PiaiCrossing project already breaks so many
rules of conventional development that it has draatmonal attention far out of proportion to its

small size” (Dunlap, 1999).
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Figure 16: Prairie Crossing Structure, Present Day

Prairie Crossing’s design innovations indeed bardhe guiding principles. More than
60 percent of the development is open land dedidatevildlife and ten miles of multi-use trails.
The onsite Lake Aldo Leopold, according to the digvers, is naturally filtered and clean
enough for swimming. It also “serves as a refuggddur fish species (blackchin and blacknose
shiners, the lowa darter, and the banded Kkillifitiat are on the lllinois Department of Natural
Resources list of ‘at risk’ native species” (KaBé03).

Furthermore, “to reinforce the community's sensisofake County roots, historic

buildings were preserved for current use. Ond&es$e¢ is the Byron Colby Barn, a dairy barn
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built nearby in 1885. It was taken down timber ioyider and transported to Prairie Crossing,
where a barn raising and renovation took place®61The barn now serves as a community
center and site for weddings, parties, concertgyacassemblies and conferences
(www.prairiecrossing.com, 2008). Prairie Crossmglills a strong historic character in its new
houses. There are twelve prototype units, alltedim “the earth tones and warm colors of the
native prairie landscaping” (www.prairiecrossingrg@008). The New York Timesdded that,
“with gabled roofs, jaunty pediments, deep porclkgboard siding, sash windows and white
trim against a palette of rustic colors, they exsdenuch Americana they almost bring an Aaron

Copland melody to mind” (Dunlap, 1999).

In 2003,Landscape Architecturékened the development layout to New Urbanism
(Kane, 2003). Eschewing cul-de-sacs, the housearesinged in clusters with average block
sizes of 1.3 acres as defined in the urban cohe tdwn of Grayslake, which contains Prairie
Crossing, has waived the minimum one-acre residiioti size in favor of “lots as small the
developer cares to build, as long as 50 percemtave of the property is set aside as contiguous
open space and there is no increase in the ovenailber of houses” (www.terrain.org, 2001).
Only a fifth of the land, or 132 acres, has beerettped. Prairie Crossing also prides itself on
its direct rail connection to Metra, Chicago’s sarsystem. Many homes and condos surround
Prairie Crossing’s transit oriented developmenti@enter plan (www.terrain.org, 2001). This

mixed-use town center sports 14,000 feet of refzakce (LoopNet, 2008).

According to the development’s website, all of 8 single-family homes, which are
“50% more energy-efficient than comparable homakéChicago area,” have been sold
(www.prairiecrossing.org, 2008). Earlier this ye@hicago Lifemagazine confirmed that a
‘hypothetical’ Prairie Crossing family would consarh64 million yearly BTU'’s, compared to
240 million for a normal suburban dwelling. It tasskeptical eye on the community at large,
however, contending that due to transportationsgesban communities close to work consume

far less energy (Valerio, 2008).

However, the community’s residents appear to Itveedevelopment: “They participate
in prairie burns and construct rain gardens inrtbigie yards to decrease runoff into the

stormwater treatment system. They are keen abeutdimpost containers integrated into their
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kitchens. In summer, they stop by the nearby fam@mrket to pick up fresh vegetables for dinner.
And they like the fact that a windmill generatesottic power for the irrigation pumps, lights,

and computers of the organic farm” (Kane, 2003).

Indeed, Victoria Ranney feels Prairie Crossinggsign is true to Olmsted’s conception

of landscape as a “layering of uses, meaningsyeave.”

In this case, those layers of meaning—the landthy, nature, and stewardship—allow
residents to grow into a community, to become agddo the land that surrounds them,
and to have the landscape shape them as well. apyieciation of this landscape can
expand and deepen when they learn how it functidnd.so when Prairie Crossing
residents look out onto a flowering prairie at doska soft June evening, they can’t help
but admire the beauty. But they can also reflecinupe fact that the prairie is cleansing
the water that they’ll swim in the next morning (€ 2003).

Economic development

Businesses in Prairie Crossing are mainly of aigaatnature. They are located at
Station Square. There are only spaces for 8 bss#se Seven of these units are occupied.
These shops include upscale clothing stores, aatafé&ome art and specialty stops

(www.prairiecrossing.com, 2008) (Table 9).

Business Name

Prairie Croissant Café

Little Skye

Ten Thousand Villages
Prairie Sunshine Yoga Studio
Affinity Boutique

Prairie Arts & Fibers

Earth Wild Gardens

Table 9: Prairie Crossing Business Names (prairgssing.com, 2008)

There are plans to develop two parcels aroundddt&quare for additional

retail/restaurant facilities.
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Residential Population

Since Prairie Crossing is an unincorporated negidod in the city of Grayslake,
ascertaining demographic data specifically to Rr&irossing is not possible. Prairie Crossing
straddles two census block groups with a total faamn of approximately 7,000 (U.S. Census).
For the purposes of this analysis, unless othermased, statistical data for this area from the

2000 U.S. Census is used to be representativeagfd’Crossing.

Eighty-nine percent of the population of the twoses blocks is White. About 6% is
Asian and 2% is Black. 5% of the population idiéesi themselves as Hispanic or Latino
(U.S. Census). As for the Prairie Crossing devalent itself, as of 1999, when half of
the single family units in Prairie Crossing werengdete, the development was
approximately 8% Black (Dunlap, 1999).

Ninety-one percent of homes in the census blockgg@re owner occupied (U.S.
Census), but the percentage is higher in the Bramssing development itself (Pogson
2008).

The area is highly educated, as is most of surrognicake County, and 45% of the
block group area population holds a bachelors @egnel approximately 17% of the
population holds a graduate or professional deg@my 7% of the population of the
area did not complete high school (U.S. Censugu(€i17):
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Figure 17: Educational Attainment of Prairie CrosgiArea Population (US Census, 2000)

Family households constitute almost 80% of housi=hiol the two block groups (U.S.
Census).

In addition to being highly educated, the aredds guite wealthy. Twenty-five percent
of households in the block group areas had incabese $100,000. Less than 10% of
households had incomes of less than $25,000 (LeBsu3) (Figure 18):

# % (

# % # %

# $# %N&&& # %
# &%&&& %&&& #&&%&&&

Figure 18: Household Income Distribution in the Rra Crossing Area (US Census, 2000)
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Labor Force

Prairie Crossing is a bedroom community of Chicagbmost all people in Prairie
Crossing work outside of Prairie Crossing, eitmesurrounding Lake County, the northern
suburbs of Chicago, or downtown Chicago. As stateml/e, Metra lines provides transit access
to Chicago. Almost 98% of those in the Prairie$3ing area are employed (U.S. Census).
Major employers in the area are Baxter Pharmacastiébbot Labs, Kraft Foods, the
headquarters of Walgreens, Computer Direct Warehand the Great Lakes Naval Training

Station. There are quite a few lawyers, doctosRinDs in the development (Pogson, 2008).

Housing Profile

The median home sales price for the Prairie Crgssself in 2008 through August 2008
was $449,000 (www.zillow.com, 2008), more than &nicat of the Chicago area. The
development consists of 359 single family homesZhdondominiums. So, 91% of units are
single family. Ninety-seven percent of the sinfgleily units in the development are occupied
(Pogson, 2008).

Institutional Structure

Students in Prairie Crossing attend the developmeharter school, which is K-8. It
provides space for 200 students. Children livim@rairie Crossing also attend school in
Woodland and Fremont School Districts. Both hawalspercentages of “low income” students
and both districts perform well above the statevaderage (lllinois Board of Education) (Table
10).
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School District Information

Student Performance in
District Enrollment Student/Teacher Ratio* % Low Income** State-wide Tests ***
Fremont 2,046 17.6 4.7% 91.2%
Woodland 7,001 17.1 16.5% 86.7%

* The statewide ratio for both elementary and secondary school is 18.8

** | ow income students come from families receiving public aid; live in institutions for neglected or delinquent children;
are supported in foster homes with public funds; or are eligible to receive free or reduced price lunch.

***This is the overall percent meeting or exceeding lllinois Learning Standards. The state-wide average is 73.8%

Table 10: Educational Statistics for Prairie CrasgiArea School Districts (lllinois Board of
Education, 2008)

A branch of Lake Forest Hospital is located in Gtalge, about a mile from Station
Square in Prairie Crossing. It provides acute tac#ities and acts as the local emergency
room. Clondell Hospital, the nearest full hospitglin Libertyville and is about 5 miles away
(Pogson, 2008).

Summary

Prairie Crossing has prospered due to its locatiadhe affluent northern outer suburbs of
Chicago and due to its relatively risk-averse exise, as Prairie Crossing is a traditional
neighborhood development in the loosest sense, itiesa walkable community with easy
access to parks and transit. However, theretlis itbmmercial or retail infrastructure in place
and, without these elements, it is little more thamell-designed residential neighborhood with a

collection of upscale amenities.
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Chicago Area Case Studies: Conclusion

Of all the lllinois case studies, Riverside, thestiwistoric town in our study, is in a
league of its own. Riverside’s original design kamod the test of time. Its curving, often
narrow blocks are modestly sized and the downtoamehquality, timeless architecture.
Riverside, designed before zoning, was built oatgally and has evolved very slowly and with
great calculation. Very few missteps or blundeesenmade in Riverside’s history. It has
developed housing for several price points (fromdmminiums to grand mansions), albeit all
middle class to upper middle class ones, and ighberhoods are filled with beautiful, wide,
tree-lined curvilinear streets. Olmsted was wedhee that city and suburb needed each other.
That holds true even today and Riverside has bgeefirom its relative proximity and direct
transit access to downtown Chicago. The city’dreémusiness district has never tried to
compete regionally. This downtown, with its bouggstores and local restaurants and grocers,
has been less susceptible than the downtowns ef titvns, such as Park Forest, to big box
retailers, strip malls and regional shopping center

Park Forest, by contrast, has fared the worstefltimois towns in the study. The city
was laid out in enormous blocks (approximately &#&s in some cases) where the buildings
faced into an open-air pedestrian mall. Theseelaryvard facing blocks and the downtown’s
spacious parking lots served as barriers betwesndimmunity and the city center. Shopping
simply was not attractive to local residents affter novelty of the mall had worn off. The city’s
location, far from Chicago and far from Metra lireesd major freeways, coupled with Park
Forest Plaza’s relatively small size, meant thatdity was not attractive as a retail destinatmn t
those outside of Park Forest, either. The opeairgo large, regional malls with freeway
access in the 1960s and 1970s doomed Park Foezst. FPark Forest has also suffered from its
Southside Chicago location, as this area has bedecidedly down-market over the years.
There has been something of a white-flight to othdrurban neighborhoods to the west and

north of Chicago.

Inexpensive, quickly built housing was also a faatiahe town’s decline. As stated
previously, there were problems with constructiamf the very beginning. A lack of a variety
of housing choices and price points has also hestily been a problem in Park Forest, as there
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was nowhere to ‘move-up’ to once one’s familiairamome status changed. There was nowhere

to go but out for budding families or families wahgrowing income.

The Village is working hard these days to correxirgpast design and economic
development decisions and has made a hardy attermggenerate and redefine its downtown.
The Plaza, with a complete makeover (tearing dosnstruction of buildings and turning the old
pedestrian mall into streets) and a revised, sedb®ch purpose, has only recently begun to
somewhat bounce back. Still, Park Forest Plazksltike a 1950s shopping center, a design
which has not aged well and, to many, lacks thetfge of old-world, European designs (such as
that of downtown Riverside).

Prairie Crossing draws uncommon inspiration frodmatural surroundings in the
tradition of Riverside, and its Metra access i®fnite plus. The development also has all of the
benefits of location, as it is surrounded by uppéaldle class, educated areas, and there is little
danger of it going the way of Park Forest in theyweear future. Its blocks are also
comparatively small. This, coupled with the laegeount of open space at Prairie Crossing,
gives one the feeling of being in a small townffam a big city. However, in the end, Prairie
Crossing may prove little more than a conservationded subdivision due to its lack of a real

commercial core.
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Kansas City Area Case Study: Country Club Plaza, Misouri

Prior to the 20 Century, Brush Creek Valley was merely a swammppealing tract of
land. This land was later to be developed into@&merica’s first shopping centers: Country
Club Plaza by J.C. Nichols. Nichols traveled theldiat a young age but was inspired
particularly by a visit to Europe. Surprisinglyetmitial plan for Country Club Plaza didn’t
actually start with the Plaza itself. Nichols foedson developing neighborhoods in the
surrounding areas of the proposed shopping cdhteas only after housing and neighborhoods
were established that Nichols began to focus omshiopping center. Nichols carefully
constructed a master plan that was planned manyg yeadvance. Nichols believed that it was
important to establish strong neighborhoods ancease population and demand for retail in the
areas surrounding Country Club Plaza. “Nichols higdarchitects and landscape designers plan
the whole project in advance so future buildingsilddoe part of the total environment”

(Worley, 1997). Looking back on his travel expaoes Nichols leaned towards a Spanish
theme for the Plaza. Nichols hand-picked worksrotabeautify the Plaza’s streets and
sidewalks; antique sculptures, columns, tile-addmerals, wrought iron and fountains were all
carefully placed by Nichols himself. The plaza a0 designed for the automobile. In the

early days there were 8 gas stations, an abunddmpaeking garages and parking lots. The Plaza
was successful from the very beginning. Many margriesses moved to the Plaza location after

seeing how successful it was.

JC Nichols died in 1950. Upon his father’s deatlil@viNichols became company
president. Miller expanded upon his father’s dreBlmadded hotels and apartments to the
Plaza’s landscape. Local stores expanded and meesstontinued to come. Miller believed in
the same values as his father. He believed thadlpelesire a better place and will take great
pride in it (Gillette Howard). Miller personally sght out the finest works from around the
world to be incorporated into the Plaza. The P@eav and flourished until September 1977
when Brush Creek flooded Country Club Plaza. Tlied destroyed blocks of stores and

merchandise. But the Plaza was persistent and aradeen stronger come back.
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Ironically the timing of the flood could not havednm better. Miller Nichols looked into
way to make Brush Creek a asset to Country ClubaAtesstead of a issue. Nichols found
restructured blocks and retail so that they lined shaped the creek. In the 1980’s and 90’s,
consumer demand was changing. This allowed Co@itrly Plaza to accommodate this change
in demand since it was in a rebuilding stage. Ulessiaops were opened for more fashion-
conscious consumer; restaurants were renovatethamdnenus revised; and a standard of
guality was raised to higher heights. In 1998 ,igods Properties bought the Plaza from the
Nichols Company. Along with new ownership came naranges lead to even more changes in
Country Club Plaza. In the year 2000 Valencia Plaas added to 47street. Highwoods has
preserved the character of Country Club Plaza vadtting a substantially more retail and

dinning to the area.

Design vision

There are a number of critical design elementsivi@ountry Club Plaza that makes it
what it is today. County Club Plaza is a town cetitat has been very flexible and able to grow
and change overtime. The reasons for these chavijée discussed in more detail in the
following section. The key components to CountrytCPlaza are elasticity of design,

subdivision of blocks, parking methods and privataership.
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Year 1960’s Present Day

Sq/Ft Commercial 70,000 100,000 +
Housing In Town Center | No No

Housing Types Single Single/Multifamily/
Surrounding Center Family Hotel

550X550 450X490

Average Block Size

Mixed Use No mix No mix with housing
with and commercial
housing
and
commercial

Table 11: Design Characteristics of Country Clula®d
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Figure 19: Country Club Plaza Structure, 1963
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Figure 20: Country Club Plaza Structure, Present Day
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Figure 21: NicholsViemorial Fountain (Wikimedia Commons, 2(

Country Club Plaza has grown tremendously oveyéags. Much of this growth can
credited towards the Nichols family and their apito fulfill their vision for Country Clut
Plaza. Although Prairie Villayand Country Club Plaza were both designed byidGaié,
Nichols had two very different goals for these tavemters. Nichol’s dream for Country CI
Plaza was for it to become one of the premier simgpgenter in the regional area of Kansas |
Missoui. This was clearly not the case with Prairielagle. Nichols wanted Country Ch
Plaza to be able to grow and change with demanckthéh good or bad there are a numbe
key components to Country Club Plaza that allowéd change and remain gt successful
even to this very day. These components includdatowing, elasticity of design, subdivisit

of blocks and block size, parking methods and peivavnerships

Elasticity of Design

Today, one will find that Country Club Plaza islfod rich architecture and art. Eal

influences and experiences inspired Nichols to se@Spanish Mediterranean theme fot
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Plaza. This type of design scheme allowed for gekzticity of design. The design, character
and style of building could vary greatly from ondlding to the next and still be considered to
be part of the overall design scheme. In other gaifuls type of design scheme both allowed
and challenged architects and developers to béieesnd produce not just buildings but
buildings that could be considered a work of adwidver, this design theme did not just focus
on buildings. Dressing the streets with great @eafeart, sculptures and including fountains and
courtyards was also a huge part of this Spanighehdnitially Nichols handpicked antique
sculptures, columns, tile-adorned murals, wrougitt and fountains were placed in select
locations by Nichols himself. This created an atphase that supported pedestrian activity.
Even though the Plaza was the first major shoppéemer structurally designed to accommodate
the automobile, with the abundance of parking $tmes, gas stations and street parking, the
Plaza was still a friendly place for the pedestriime overall plan allowed for great diversity in
both the design of building and street atmosph&liteough it can be argued that the true
important factors are urban design interventiorthsas block size, street and sidewalk width,

having the frame work to encourage and handle diwgrsity in design is also important.
Parking Methods

Many may have a hard time believing that the Piszearly 50% parking. This is
because Country Club Plaza doesn’t seem to be gdiagith an abundance of massive concrete
parking lots, like many of the shopping centerg tirare designed for the automobile. One of the
greatest fundamental differences between Countip €laza and Prairie Village is the methods
used to deal with parking. Nichols chose to us&ipgrstructures and on street diagonal parking
to accommodate the automobile. In Prairie Villagechose to solely use parking lots. Naturally,
the Plaza became a place where one can park #reand have a number of places to dine shop
and enjoy, less than minutes away. Today ther® aeeking garages in Country Club Plaza.
However, many of them are hidden behind store §anurals or vegetation. This is another
example of how attention to detail in design haawaerall positive effect on the Plaza. As
demand grew these parking structures were expahttedever they were expanded up instead

of horizontally. This was to maximize space. Oweretthe area became denser.
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Nichols chose diagonal parking at the time beearadfic volumes weren'’t extremely
high. So there wasn’t a need to have large multgrle streets. However, he wanted to be able to
accommodate people. Therefore, the streets wergnageisto be wider to incorporate diagonal
parking on both sides of the street. Because sfG@oiuntry Club already had the proper
infrastructure to accommodate growth and highdficraolumes later if need be. One of the
major streets, 47street was later converted into a boulevard inl®&0’s and many of the other

streets were converted to parallel parking to aenodate higher traffic volumes.
Subdivision of Blocks and Block Size

Over time more streets were added and blocks besaraber, thus making the Plaza
more walk able. Unlike Prairie Village the Plazaswet designed as one large block. Generally,
dividing larger sites into blocks permits a unif&deet design in which transitions between
incompatible uses or building types occur acroas oe side property lines. The pattern also
allows for distinction between the public areashef street, other public places, and the
private/service areas in the middle of the blodhkerE is a strong argument that block size affects
both how services are dealt with and the appearandexperience of the space environment as
well. Clear subdivide block structure makes it eaor development and infill. Although, the
Plaza does not follow a strict grid-design, thera strong resemblance. Initially there were
streets odd shaped streets in the original deSigose streets were later changed to form east
and west angles with other streets so that mondadyg shaped building could be built on the

blocks.
Private Ownership

One of the unique characteristics of Country Clidz&is that up until the mid 1980’s it
was predominately owned and run by the Nichols fariiis is extremely important because in
essence the Country Club Plaza was not being @ukirathe same arena as most other town
centers which were predominately public entitidse Nichols family had the ability and money
to pursue their own family goals and vision for Blaza. This is significantly different from how
decisions are made in the public realm. Many ofdbesion that need to be made, in terms of
urban design, can be lost or overlooked due taetti®us public process. This was a process,

that for many years, the Nichols did not have tahgough. It is quite interesting to track how
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Country Club Plaza changes overtime with changésaidership. What was once a place of
independent businesses and shops eventually bemanpescale shopping center with

predominately nationally known chains.

Demographics

Country Club’s population has remained stable aveixty year period from 1940, to the
last census in 2000. Table 16 shows a signifiagarease in population from 1950 to 1960.
Country Club’s population increased 63% over aytsr period. The age groups that
experienced the greatest increase from 1950 to W@ the 20-24 cohort, increasing 149% and

those in the 65 and over cohort, with an incred62%.

Age 19 Age 20-24 | Age 25-44 Age 45-64| Age 65+ Total
1940 15.4% 9.2% 42.8% 25.8% 6.9% 3,132
1950 12.4% 6.0% 34.2% 35.2% 12.2% 3,223
1960 4.5% 9.2% 23.4% 35.8% 27.1% 5,264
1970 3.3% 11.6% 13.4% 25.7% 46.0% 4,851
1980 1.8% 12.7% 26.5% 15.9% 43.1% 4,270
1990 2.8% 13.6% 42.2% 12.9% 28.5% 3,096
2000 4.0% 16.9% 46.4% 18.4% 14.2% 3,068

Table 12: Country Club Plaza Population by Age Qtddl940-2000 (US Census, 1940-2000)

Friendship Village Studio Fall 2008 « Appendix: @&Studies in Detail » Page 65



Total Population Race
% % 65+ [ Black | White | Other | Asian | Hispanic| American
Change Indian

1940 | 3,132 6.9% 2.0% 98.09 N/A N/A N/A N/A
1950 | 3,367 7.5% 18.7%| 1.2% 98.8% 0.0% 0.0% 0.0% 0.0%
1960 | 5,264 56.3% | 22.9%| 1.5% 98.5% 0.09% 0.0% 0.0% 0.0%
1970 |4,851 -7.8% 46.0%| 0.8% 98.7% 0.5% 0.0% 0.0% 0.0%
1980 |4,270 -12.0%| 78.2%| 1.3% 96.8% 1.19% 0.6% 0.0% 0.2%
1990 | 3,096 -27.5%| 28.5%| 4.8% 92.4% 1.29% 1.2% 0.0% 0.4%
2000 | 3,068 -0.9% 9.6% 4.7% 88.89 3.1% 2.89 0.0% 0.6%

Table 13: Racial Composition of Country Club Plaz840-2000 (US Census, 1940-2000)

It is also important to note that the district’'ppéation has remained relatively racially

homogenous from 1940 to 1990. This lack a divpogmulation has been attributed to the

restrictive covenants that J.C. Nichols placedasheroperty. This restrictive covenants or

deed restrictions were used to place limitationiaw a property owner could use land and

could be enforced on any future owner of the priypdihe initial intent of the restrictive

covenants was to maintain the integrity of the camities (Schirmer, 2002). These deed

restrictions were also used as a means of reagidews, African-Americans and other ethnic

minorities from owning property in the Country Cldistrict. These deed restrictions were in an

attempt to keep the community exclusive while secuproperty value (Schirmer, 2002).

Nichols deed restrictions accompanied the origiiesd to the property (Schirmer, 2002). Older

homes that did not have a restriction placed omttdering construction had to also have a deed
restriction attached (Schirmer, 2002). It was naitl 1948 that the U.S. Supreme Court’s

decision in Shelley v. Kraemer made the restrictieenants unenforceable. The Fair Housing

Act of 1968 also prohibited future use of deedrresbns, but there were restrictions still placed

in deeds to Country Club’s properties (Haskell, 200’ hough these practices were outlawed

many communities, including the Country Club Pldirict continued to use deed restrictions.

It is not until 2000 that we see a 3% decline mwhite population.
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Educational Attainment and Inco

The educational &inment of resideniincreased substantially betwetv0 and 2000.
In 1940, 17% of the population attained a bachsldeégree or higher; as of 2000, over 60°
persas over 25 years old received a bachelor’s or Ipashelor's degree. According to the 2(
Census county data 23% of Jackson County resitientsreceived their bachelor’'s degret

post bachelor’'s degree.
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Figure 22: EducationbAttainment in Country Club Plaza (US Census -2000

Per Capita Income

Per capita income in 2000 was $41,650, only 3% rtiaae in 1990 ($31,445). Jacks
County’s per capita income in 2000 was only $20, B88% lower than Country Club district
percapita income during that same y

In 1990, Country Club District’s per capita incomas $31,445. The area’s med
household income was quite modest at $32,460,00.2Real per capita income has incree
from $41,429 in 1990 to $41,650 in 2000ly 1%.

The median home price in 2000 was much higher @y Club District than in th

county. In 2000, median home price was $216,70fpassed to the county’s median ho
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price of $84,900, a difference of $131,800. In@QBe total housing units for Country Club
district was 2,964 with 16.9% of all housing unitgeant.

Housing

In 1940, there were 1,425 housing units many ottWwicomprised of rental units. This has been
an ongoing trend over the past sixty years. Nimetypercent of residents in the Census tract in
which Country Club Plaza is located rented as opgpds 63% of Kansas City residents that
rented. Housing unit structures in the Countrytdistrict have been predominantly multi-
family units, further reinforcing the large numizérenters in this area. However, renter

occupancy decreased by about 1% from 1990 to 2000.

Total Structures 1,425
Total Dwelling Units 838
Owner Occupied 112
Tenant Occupied 1,119
Vacant, for sale or for rent 187
Vacant, not for sale or rent 7
Occupied by Nonwhite 0
Needing major repairs 11
No private bath 7
Average monthly rent in dollars 57.33

Table 14: Housing Information, Country Club Plaz2840 (US Census, 1940)
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Total Percent Percent

Occupied | Rental Owner Occupied

Housing

Units
1940 1,425 92.1% 7.9%
1950 1,359 82.4% 17.6%
1960 3,461 87.9% 12.2%
1970 3,895 87.2% 12.8%
1980 3,695 90.6% 9.4%
1990 3,009 83.4% 16.6%
2000 2,434 93.9% 6.0%

Table 15: Country Club Plaza Housing Occupancy,Qt2800 (US Census, 1940-2000)

The table below illustrates the household struatdit@ountry Club and Jackson County.

Jackson County Country Club District
Total: 288,231 2,964
1, detached 67.5% 1.8%
1, attached 3.9% 0.3%
2 4.0% 0.0%
3or4d 5.0% 1.9%
5t09 5.2% 2.9%
10to 19 5.0% 11.4%
20 to 49 3.1% 25.9%
50 or more 5.0% 55.9%
Mobile home 1.2% 0.0%
Boat, RV, van, etc. 0.1% 0.0%

Table 16: Household Structure, Country Club Pl&4200 (US Census, 2000)
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Figure 23: Median Household Income, Country Clubzal, 2000 (US Census, 2000)

The median household income in 2000 was $41,686¢ceease of about 23% from
1990’s median household income of $51,161. Theatveedian household income for the
county was $39,277, 21% higher than Country Club.

Fifty-eight percent of all occupations in the Cayr€lub District are management,
professional and other related occupations. Thesepations are usually associated with higher
paying wages. Median household income was bet$28/900 and $75,000. Only 17.2% of
the residents make below $25,000. According t®20@0 Census, about 15% of residents are

below the poverty line.
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Figure 24: Country Club Plaza Occupational Grou@800 (US Census, 2000)

Seventy percent of Country Club’s population 16 awer is employed and only 1.6% of that

population is unemployed.

Total Population Aged 16+ 3,089
Employed 72.9%
Unemployed 1.6%

Not in Labor Force 17.0%
Unemployment Rate 3.0

Table 17: Country Club Plaza Employment, 2000 (l¢8<Ds, 2000)

Business

Country Club Plaza was designed to be a destinahopping center. It was J.C. Nichols plan to

divert business from the downtown area to his newetbpment. J.C. Nichols understood the
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important role that women played in market place kept them in mind when developing the
center. He knew how often women shopped for greseand apparel and wanted to make
shopping more convenient for women (Worley, 199X )arge portion of the businesses in the
Plaza are geared towards shopping and dining, malprthe bulk of retail and services in the
area. Shopping accounts for 53% of the retaildrared dining establishments are second,
consisting of about 28% of all the retail in tha®l. During the 1940’s most of the Plaza’s
businesses were locally owned, with just one orational chains. J.C. Nichols also had a few
businesses that were owned by women to help engearad support woman shoppers (Worley,
1997). The first four tenants to sign leases vbeigness women (Worley, 1997). Nichols
thought he could attract more women to the arelaaving women owned businesses. A
German woman, Ms. Reineke, owned Photography &t@ther businesses included Mrs.
Chisholm’s Millinery Shop, Mrs. J.C. McGavran’s Ntagllo Beauty Shop, and the Lu-Frances
Baby Shop. Overtime, Country Club Plaza moved afn@y locally owned business to more
upscale national chains. Sixty-percent of Coufitih’s businesses are national chains with
only about 40% local businesses. Much of the Pas#ail is made up of restaurants and

clothing stores, which consists of 81% of busingsse

3% Business & Professional
Services

0% Computer & Electronics

28% Food & Dining

6% Personal Care & Services

1% Real Estate

53% Shopping

8% Travel & Transportation

60% National Chain

40% Local Business

Table 18: Business Types in Country Club Plaza
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Kansas City Area Case Study: Prairie Village, Kansa

In many ways it is hard to believe that PrairielAgke Shops was developed by the same
man, JC Nichols. Whether one is better than theratha matter of opinion. After all arguing
that the majority of Prairie Village’s residentswic prefer not to live in an atmosphere like
Country Club Plaza or Country Club residents wowdtibe dying to move to Prairie Village,
could be a very compelling argument. Initially PiNillage was designed to be like a village
within a prairie. The shopping center was to becttrgter of the town. It was a place designed for
World War 1l Veterans. Prairie Village was to bplace where veterans could come home and
raise their families. From the very beginning ReaVillage was more like a tightly knit. Unlike
Country Club, Plaza Prairie Village Shops was restighed to be the main attraction. Prairie
Village Shops was only one of 4 shopping centecsudlly parks and golf courses was the main
feature of Prairie Village. Like Country Club PlaReairie Village Shops was originally designed
to accommodate the automobile as well. Howevekipgiots were used instead of parking
structures. Prairie Village focused on incorporgiants and design features to enhance the
pedestrian experience as well. However, they wet@s abundant or diverse as what one may
find in Country Club Plaza. Today Prairie Villagédlsemains much like it was when it was
built.

Design Vision
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Year 1960 2000-Today
Square Feet 186,785,28086,785,28(0
Sq/Ft Commercial 432,846 490,000
Housing In Town No No
Center
Housing Types Single Single
Surrounding Center | Family Family
Average Block Size | 600X650 600X650
Mixed Use NoO mix NoO mix
with with
housing and housing and
commercial | commercial

Table 19: Prairie Village Urban Design Structure

One of the key differences between Country Clulzétnd Prairie Village is the overall
size and scale of the development. Prairie Vill&geps is designed at a much smaller scale and
was designed in a way that has produced a stylelzar@cter very different from that of
Country Club Plaza. The key components to Praiiileye Shops are scale, block size and block
structure. Visual evidence clearly demonstratesRinairie Village has not changed much since

it was built.
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Figure 25: Prairie Village Urban Design Structure, 1963
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Figure 26: Prairie Village Design Structure, Preséay

Prairie Village Shops is one of four shopping cete Prairie Village Kansas. Prairie
Village Shops, built in 1947, were the first shagpcenter in Prairie Village. This town center
was also designed by J.C Nichols and, like CouGtap Plaza; it was designed to accommodate
the automobile. Prairie Village has key componénis as well, these components include;

scale, block structure and size and building types.

Scale

Prairie Village Shops inherently, was designed matuah smaller scale than Country Club
Plaza. Prairie Village was designed to be moreairamunity service center, than a regional
attraction. Today the housing in Prairie Villagesidl all single family housing. Country Club
Plaza now has a number of multifamily housing uaitd hotel developments as well. Those
particular trends demonstrate Country Club Plagessvth and ability to attract from the outside.

This is not the case with Prairie Village Shopsife Village Shops is a place of intensified

Friendship Village Studio Fall 2008 « Appendix: @&Studies in Detail » Page 76



activity that serves an important economic andadaoie. For residents of surrounding
neighborhoods, a pattern of multiple centers mshoster vehicle trips and the possibility of

walking rather than driving to obtain goods and/ees.
Subdivision of Blocks and Block Size

The existing retail buildings are primarily singory and are clustered within a series of
parking lots. Although several streets traversesttee they function more as drive aisles within
the parking lot than true public streets. Pedast@aenities in the center include colonnades
along the store frontages and other features ssichirding, crosswalks, and seating. The center
is generally accessible to pedestrians form sudimgnneighborhoods. However, few pedestrian
amenities exist outside of the immediate retaihafidhe main fundamental difference here is that
Prairie Village was designed as one large blockiwiparking lots. Ironically, this somewhat
makes the parking lot the feature of each blockeleu don’t have pedestrian activity
throughout the site, instead there is only pedastraffic within the inner parts of these blocks.
As you can see in any of the figures for Prairidage, the majority of the land area is consumed
by parking lots.

All'in all, Prairie was designed to be maintained expanded. Today the city of Prairie
Village has plans to improve the quality; of pedastamenities, block structure and building
types, to better suit the pedestrian and also iwgtioe overall character and appeal of the area.
Prairie Village is interesting because it may resra to be much in terms of urban design to
those on the outside. However, it has been quieessful at keeping the people of prairie
village happy. Not only that but Prairie Villagesh@mained very much the way it was
originally, in terms, of structure, appearanceyises, and types of retail. Many places are not
able to maintain this type of preservation in they that Prairie Village has. Even when
looking at Country Club Plaza it is clear that CourClub Plaza is nothing like it was in the
1920's. It looks different and feels different. Bdiugh there are some major faults in the design

framework of Prairie Village that very same dedigmmework allowed for control.

Population

Friendship Village Studio Fall 2008 « Appendix: @&Studies in Detail » Page 77



Unlike Country Club Plaza, Prairie Village had aigger population during the 60’s and
70’s. From 1960-1970 a great proportion of theytajoon has been under the age of nineteen.
However, in recent decades the population has miovedhe 25-44 cohort and the 65 and over
population is on the rise from 4% in 1960 to 1492@®0. This is an increase of 9.5%. Overall
population for Prairie Village has been on the mheclPopulation has decreased about 39% from
1960 to 2000. Prairie Village is also racially hagenous. Its racial composition is still over
90% white, with very few other racial ethnicitiepresented. Ninety-seven percent of Kansas

City’s residents are white as well.

Age 20- | Age 25- | Age 45-
Total Age 19 Age 65+
24 44 64
1960 5,876 43.9% 2.0% 32.8% 17.2% 4.1%
1970 5,418 41.8% 4.8% 27.6% 20.39% 5.5%
1980 4,367 29.6% 6.5% 34.5% 18.8% 10.6%
1990 4,038 26.8% 4.6% 38.7% 15.8% 14.1%
2000 3,585 24.3% 3.3% 38.3% 20.69 13.6%

Table 20: Prairie Village Population by Age Cohgri£60-2000 (US Census, 1960-2000)

Total Population Race
0 .
% % 65+ Black White Other Asian Hispanic Amer.lcan
Change Indian
1960| 5,876 7.2% 0.1% 0.0% 0.0% 0.0% 0.0% 0.0%
1970 5,418 -7.8% 41.2% 0.0% 99.9% 0.1% 0.0% 0.0% 0.0%
1980| 4,367 -19.4% 76.5% 0.2% 98.8% 0.8% 0.0% 0.0% 0.2%
1990| 4,038 -7.5% 14.1% 0.5% 98.3% 0.5% 0.4% 0.0% 0.2%
2000 3,585 -11.2% 7.8% 0.2% 97.1% 2.3% 0.3% 0.0% 0.1%

Table 21: Racial Composition in Prairie Village,d®2000 (US Census, 1960-2000)

Educational Attainment and Income
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For persons 25 and over, there has been a dramat&ase in graduates from 1-2000
in post secondary educational attainment. Accagrttinthe 2000 Census, more than half o
residents have received a college education oehighhis is an increa of 6.7% from 1960 t
2000. In 2000, 65% of the population received éhbbkr’s or a post bachelor’s degre
Examining the data from the Census we can conchatePrairie Village has been able to att

young educated professionals.

100% -
90% -
80% -
70% -
60% -
50% -
40%
30% -
20%
10% | R e

O% _Ezlgr—#j
1960 1970 198(C 1990 2000

= Post Bachelors
= Bachelors

= Some College
® High School

® | ess than HS

Figure 27 Prairie Village Educational Attainment, 19-2000 (US Census, 1S-2000)

Per Capita Income

Prairie Village's per capita income in 2000 was #38.Johnson County’s per cap
income for 2000 was $30,919. In 1990, Prairi¢agit’s per capita income was only $17,3!
Real per capita income in 1990 was $22,869, a 3Th4%ase

Housing
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Total 0
. )
Occupied %
. Owner
Housing | Rental
. Ocec.
Units

1960 1,641 6.0% | 94.0%
1970 1,439 0.0% 100%
1980 1,658 9.8% | 90.2%
1990 1,670 2.2% | 97.8%
2000 2,434 6.0% [ 94.0%

Table 22: Prairie Village Housing Occupancy, 196102 (US Census, 1960-2000)

Prairie Village housing units have been owner oaifor 30 years. From 1960-1990
housing units occupied by owners have been over, 80%ever, in 2000 there was a shift in this
trend. This is a stark contrast to the Countryo(leaza district where a large percentage of
residents rented.

Though renter occupancy is increasing in Prairitage the majority of the area’s
housing unit structures are single-family residencéhe median home price in 2000 was
$130,500; the county’s median home price was 149 8@lifference of $18,800. Total housing
units in 2000 were 1,632 and total vacancy forri&radillage was only 2%.

Johnson | Prairie

County Village
Total: 181,612 1,632
1, detached 69.2% 99.5%
1, attached 7.1% 0.5%
2 1.7% 0.0%
3or4 3.5% 0.0%
5t09 6.9% 0.0%
10to 19 5.3% 0.0%
20 to 49 2.6% 0.0%
50 or more 2.9% 0.0%
Mobile home 0.7% 0.0%
Boat, RV, van, etc. 0.0% 0.0%

Table 23: Prairie Village Housing Structure, 20005 Census, 2000)

Friendship Village Studio Fall 2008 « Appendix: @&Studies in Detail » Page 80



Median Household Income

Prairie Village's median household income in 200862,684 was 59% higher than a
decade earlier ($39,506). Fifty-eight percentabime distribution falls within the $25,000-
$75,000 range.

35%
31%

30% 28%
o
25%
20%

15% 17%
15%
9%

10%
5%
0%

Less than $25,000 $25,000-$50,000 $50,000-$75,000 GRiB$100,000 More than
$100,000

Figure 28: Prairie Village Household Income Distuiton, 2000 (US Census, 2000)

Occupations

Similar to Country Club Plaza, Prairie Village'scopations are predominantly (56%) in
the management, professionals, and related ocomgagector. The sales and office sector is
another industry that employs a number of residen®airie Village, consisting of 30% of

occupations.

Friendship Village Studio Fall 2008 « Appendix: @a8tudies in Detail « Page 81



Production, transportation,
and material moving
occupations, 5%

=

I

Construction and extraction
occupations, 2%

| ||||i

i

N
.’|

{

Sevice occupations, 7%

Figure 29: Prairie Village Occupational Groups, 2DQUS Census, 2000)

Business

The Prairie Village shopping center has remain@gedrby locally businesses that
support the needs of its local resident. Unliken@oy Club Plaza, it was not designed to be a
destination spot. Many of the businesses areaepriented such as the beauty and barber
shops, and shoe repair shops. The majority o$hiopping center’s businesses are food and
dining establishments, representing 67% of alltesses. Only 11% of businesses are national
chains. Unlike Country Club Plaza Prairie Villdugs continued to provide retail for the
everyday needs of the local population. Thoughnass may have changed over the time the
type of services that Prairie Village Shops prositlas remained over time. Spangler’s a store
that provides home accessories has been at Pvdlege since its inception. The reason it
lasted over the decades is because the produt@réhsold are still a necessary part of everyday

life.
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28% Business & Professional
Services

0% Computer & Electronics

67% Food & Dining

0% Personal Care & Services

2% Health & Medicine

13% Shopping

2% Clothing & Accessories

11% National Chain

89% Local Businesses

Table 24: Prairie Village Businesses, 2008
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Kansas City Area Case Study: New Longview Lee’s Sumt, MO

Although it is very new and there is not much catisethere to analyze there is evidence
of innovative and interesting fundamental framewsdrkterms of urban design. Some of the key
components are as follows: reuse interconnectimgjor strip commercial, mixed use
development, and the incorporation of open sp&ae Communities is committed to
maintaining the historical character of by keepamgl reusing many of the current buildings.
Still, Gale intends to incorporate more modern ficas and design techniques into the overall
scheme. One interesting point about is that theyraisting and planning to concentrate all
major commercial along a major strip or major ro@dce this is established they plan on
connecting the surrounding areas with a numbeikaf &dhd pedestrian paths. Clearly, this
development is seeking to accommodate both thesp&ie and automobile. also plans to
implement shared parking, which has its challengesvever, this method can be quite
rewarding, if those challenges can effectively beroome. Successfully implementing shared
parking could reduce both the amount of parkingepaneeded and the amount of money spent

on providing parking. This frees up money that barused elsewhere.
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Under Yes %
Construction
Square Feet 2,831,399
Sqg/Ft Commercial 17,000
Housing In Town Center | Yes
Housing Types Single
Surrounding Center Family &
Multi Family
Average Block Size 400X400
Mixed Use Yes
Mixed
Use
Housing
&
Retail

Table 25: New Longview Lee's Summit Urban Strectur
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Figure 30: Plan of New Longview Lee's Summit
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Total Population Race

5 .
/o % 65+ | Black White Other Asian Hispanic American
Change Indian

4,362 N/A 3.5% 2.1% 95.6% 0.9% 0.9% 0.0% 0.4%

Table 26: New Longview Lee’s Summit’'s Racial Comtipos 2000 (US Census, 2000)

New Longview Lee’s Summit is a new development thdcused on the New Urbanist
framework. The development is built to foster wdnikéy and mix-use development. Since this
is a burgeoning development there is little datavigled by the Census. However, 2000
population data is available. The data shows ti@pbpulation is predominantly white. Ninety-
six percent of the population is white, only 2%lwé population is black and about 1.8% are

Asian or of another race or ethnicity.

Total Age 20- [ Age 25- | Age 45-
Population | Age 19 24 44 64 Age 65+
4,362 33.3% 2.7% 31.6% 25.7% 6.7%

Table 27: New Longview Lee's Summit Populationdpgy @ohorts, 2000 (US Census, 2000)

Unlike the other case studies we have reviewed, Navgview Lee’s Summit has a
large portion of its population that is under tige af nineteen. Thirty-three percent of the
population falls within the 19 and under cohort 82&o of the population is between 25 and 44.
This implies that are young families living in N&wngview Lee’s Summit. The racial diversity
of the community aligns with the racial make-uglascounty as a whole. Eighty-nine percent

of the county’s population is white.
Educational Attainment

New Longview Lee’s Summit is attracting a populattbat is young and highly
educated. From the table below we can see thatoff¥pulation 25 and over has some type of

college education. About 41.7% of the populatias their bachelor’'s or post bachelor’s degree.
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Figure 31: New Longview Lee’s Summit Education#iAment, 2000 (US Census, 2000)

Per Capital & Median Household Income

According to the 2000 Census, per capita incomghiisrarea is $28,430. The median
household income was $69,830. Only 3.3% of thaufaion was below the poverty line. The
table below shows that 32% of the population fadlhin the $50,000-$75,000 bracket, placing
the majority of the population within the middleast income bracket. Seventy-eight percent of

the population median household income is $50,0Qfyeater.
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Figure 32: New Longview’'s Median Household Inconmgribution, 2000 (US Census, 2000)

Housing

Housing units for New Longview Lee’s Summit arergebuilt with the highest quality
material to ensure that homes are sustainabletiorer(Perry, 2008). There are 1,483 housing
units in the area, but New Longview Lee’s Summitngl to have less housing on their site, in
part to ensure that each household is in walkistpdce to green space (Perry, 2008). The cost
of quality building materials also reduces the antai housing that the developer will construct
(Perry, 2008).
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Total % Rental | % Owner
Occupied Occ.
Housing

Units

1483 9.6% 90.4%

Table 28: New Longview Lee's Summit Total HousingslJ2000 (US Census, 2000)

Total: 1,515
1, detached 1,380
1, attached 43

2 0
3or4 75
5t09 0
10to 19 17
20to 49 0

50 or more 0
Mobile home 0
Boat, RV, van, etc. 0

Table 29: New Longview Lee’s Summit Housing Strac2000 (US Census, 2000)

Occupation

As we have seen in Country Club and Prairie Villageupations have been in the
management and sales industries, encompassing &ifauof all occupations in New Longview

Lee’'s Summit.
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Figure 33: New Longview Lee’s Summit Occupationatiad)2000 (US Census, 2000)

New Longview Lee’s Summit's unemployment rate if©@Q@vas 2%. Seventy-seven
percent of population over 16 is employed, with 1dR&e population not in the labor force.

Total Pop. 16+ 3,246
Employed 77.3%
Unemployed 1.3%
Not in Labor Force 14.0%
Unemployment Rate 1.7

Table 30: New Longview Lee's Summit Employment) 208 Census, 2000)

History

The site was owned by R.A. Long, a prominent lumizar. He purchsed the 1,700 acres
in 1912 and used as a farm which included five $amd forty-two building (Perry, 2008). Of
the original forty-two buildings, only two could nbe re-used (Perry, 2008).
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New Longview Lee’s Summit prides itself on its &lyito re-use existing structures. Its
notable re-use project is the conversion of arbalah into an elementary school, New Longview
Farms. According to the National Center for Ediocet| Statistics, New Longview Farms has a
total of 565 students enrolled. The teacher-studsio is 18.7. As has been noted earlier, is an
upper-middle class area, only 1% of its studenufaipon is receiving free or reduced lunch.

This is relatively low.
Town Center

Gale Communities’s mission is to build a sustaieadmmunity while maintaining the
farm’s historic structures. It will be a communihat is walkable and integrates parks and green
space with the commercial district. Gale Commasitire following the lead of pioneers such as
J.C. Nichols who understood the necessity of residleunits near commericial space. Though
both Country Club Plaza and Prairie Village werétlwith the automobile in mind, Nichols still

internalized the need for residents in his develepino be close to retail.

New Longview Lee’s Summit's demographics will béeato sustain the type of
development they envision. Given the data, cpubdbably support retail that is up-scale along
with retail that can support the community’s evday needs. Also, the notariety that New
Longview Farms Elementary school is receiving aiflo attract new families to the

development.

Friendship Village might look to all of these casedies when developing their town
center, but might be one that they would want tmleh. Though is still in its initial phase, it
has adopted ideas of sustainablity and reuse wieglaping their site. may provide useful
insight for Friendship Village since it is dedicat® perserving green space and are looking to

attract demographics.
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6% Arts & Entertainment
Business & Professional

39% Services

0% Computer & Electronics

28% Food & Dining

17% Personal Care & Services

0% Health & Medicine

11% Shopping

0% Clothing & Accessories

28% National Chain

83% Local Chain

Table 31: New Longview Lee’s Summit Businesses, 200
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Business

Street Address

Type of Business

Hampton Inn & Suites

4600 Summit Street

Travel &rsportation

The Sheraton Suites 770 West 47th Stre Travelafagportation
Ruth's Chris Steakhouse 700 West 47th Streget  FobDthéag
Tomfooleries 612 West 47th Streg Food & Dining
Jack Henry 612 West 47th Streg Shopping
McCormick and Schmick's 448 West 47th Stre Foddiging

Z Gallerie 450 West 47th Stree Shopping
Scooter's Coffeehouse 446 West 47th Street  Footh&®
Banana Republic 440 W. 47th Street Shopping
Barnes & Noble 420 W. 47th Street Shopping
Pottery Barn 47th Street Shopping

810 Zone 4686 Broadway Food & Dining

Residence Inn by Marriott

4601 Broadway

Travel &dsportation

Plaza Living 4621 Broadway Real Estate
Harolds 340 West 47th Stree Shopping
Tommy Bahama 324 West 47th Streg Shopping
LatteLand 318 W. 47th Street Food & Dining
Swirk Jewelry 310 West 47th Stree Shopping
Buca di Beppo 310 W. 47th Street Food & Dining
The North Face 415 Nichols Rd Shopping
The Walking Co. 308 West 47th Streg Shopping
American Eagle Oultfitters 308 West 47th Strep phap
Houston's 4640 Wornall Rd Food & Dining
Lillibelle 4639 Wornall Rd Shopping

Larissa's Tailor Shop

4635 Wornall Rd

Clothing &cassories
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Leader Limousine

4631 Wornall Rd

Personal Care &iges

Salon Sophia 4625 Wornall Rd Personal Care & Sesvic
Plaza Hair Design 4640 Wyandotte Personal Carer&i&as
Country Club Nails 4644 Wyandotte Personal Carecfvises

N. Valentino

200 W. 47th Street

Shopping

Business & Professional

Commerce Bank 118 W. 47th Street | Services

Coldstone Creamery 8616 NE 97th Stregt  Food & [@inin

Thomas Kindade on the Plaza 112 West 47th Street opfihing

P.F. Chang's China Bistro 102 West 47th Strget  RoBahing
4646 JC Nichols

M&S Girill Pkwy Food & Dining
4630 JC Nichols

The Connoisseur Parkway Food & Dining
209 West 46th

Figlio, The Italian Restaurant | Terrace Food & Dining

Courtyard by Marriot

4600 J.C. Nichols

Parkway

Travel & Transportation

Southmoreland Inn

116 E. 46th Street

Travel & Tpanation

Kansas City Marriott Country
Club Plaza

4445 Main Street

Travel & Transportation

Holiday Inn at The Plaza

1 East 45th Street

Tr&/€ransportation

Capital Grille

4740 Jefferson Stregt

Food & Dining

Bank of America

Business & Professional

4740 Jefferson StregtServices

Uno Chicago Bar & Grill

4710 Jefferson

Food & Digin
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McDonald's

500 Nichols Rd

Food & Dining

E B Games

500 Nichols Rd

Computers & Electronicy

Cinemark Theater

500 Nichols Rd

Arts & Entertaininen

Brio Tuscan Grille 502 Nichols Rd Food & Dining

Panera Bread, Bakery & Cafe 4700 Pennsylvania BobDdhing

Burberry 450 Nichols Rd Shopping

Mark Shale 440 Nichols Rd Shopping

Sony Style 430 Nichols Rd Computers & Electronics
Brooks Brother's Men 424 Nichols Rd Shopping
BCBGMAXAZRIA 424 Nichols Rd Shopping

Panache Chocolatier 418 Nichols Rd Food & Dining

Business & Professional

Country Club Bank 414 Nichols Rd Services

Helzberg Diamonds 400 Nichols Rd Shopping
Aldo Shoes 4728 Broadway Shopping
Max Studio 4724 Broadway Shopping

The Apple Store

4712 Broadway

Computers & Electreni

Bebe 4710 Broadway Shopping

Lucky Brand Jeans 4704 Broadway Shopping
AIX Armani Exchange 4700 Broadway Shopping

Images of Nature 421 West 47th Stregt  Shopping
Guess 429 West 47th Stregt  Shopping
Brooks Brother's Women 439 W. 47th St. Shopping
Brooks Brother's Boys 445 W. 47th Street Shopping
Standard Style Boutique 451 W. 47th Street Shopping

Sharper Image

333 West 47th Stre

11%

t Computers &ielacs
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Classic Cup Café 301 West 47th Street  Food & Dining
Topsy's Popcorn

Topsy's Popcorn Shoppe Shoppe Food & Dining

Starbucks 302 Nichols Rd Food & Dining

Plaza Shoe Shine

306 Nichols Rd

Clothing & Accassor

MAC Cosmetics

320 Nichols Rd

Personal Care & Sewic

1154 Lill Studio 4725 Broadway Shopping
The Children's Place 4705 Broadway Shopping
St. John 234 Nichols Rd Shopping

Kansas City Visitor Information

Center 4709 Central H-Visitor Center
Talbots 239 West 47th Streef  Shopping

Ann Taylor Loft 235 West 47th Street  Shopping

The Body Shop 231 West 47th Stregt  Shopping
Betsey Johnson 225 West 47th Street  Shopping
Origins 223 West 47th Street  Shopping
Brighton Collectibles 213 West 47th Stregt  Shopping

Starkers Reserve Restaurant

201 West 47th St

eetod &®dining

Restoration Hardware 4704 Wyandotte Shopping
Sunglass Hut 212 Nichols Rd Shopping
Tivol, Inc. 220 Nichols Rd Shopping

Bare Escentuals 230 1/2 Nichols Rd Shopping
Latte Land (West) 4771 Jefferson Food & Dining
Anthropologie 531 Nichols Rd Shopping

J. Crew 519 Nichols Rd Shopping
Gymboree 515 Nichols Rd Shopping
L'Occitane 511 Nichols Rd Shopping
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Scandia Down

501 Nichols Rd

Shopping

Bang & Olufsen

4740 Pennsylvania

Ave

Computer and Electronics

Table 32: Country Club Plaza Business Listingsserg Day

Business Type of Business
012 Benetton Shopping
ACA JOE Shopping
Alameda Plaza Shopping
Alaskan Fur Shopping
American Indian Store Shopping
Athlete's Foot Shopping

Au Marche Shopping
Backstage, Ltd. Shopping
Bailey, Banks & Biddle [ Shopping
Bally of Switzerland Shopping
Baskin Robins Food & Dining
Bennett Schneider Shopping
Bennetton Shopping
Better Cheddar Food & Dining
Biarritz Plaza

Apartments Shopping
Bonwit Teller Shopping
Brass Dynasty Shopping
Bruce Smith Drugs Food & Dining

Centerre Bank

Business & Professional

Services

Cesare at DuValls

Personal Care & Services

Christy's Plaza Beauty

Personal Care & Services
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Salon

Classic Cookie Food & Dining

Cleo James Place Shopping

Business & Professional

Commerce Bank Plaza| Services

Community Federal Business & Professional

Savings & Loans Services

Business & Professional

Country Club Bank Services
Crabtree & Evelyn Shopping
D.H. White Bookseller | Shopping
Damaree Shopping
Dillards Shopping
Emile's Shopping
Executive Barber Shop| Personal Care & Services
Fashion Conspiracy Shopping
Fireside on the Plaza Shopping
Footage Shopping
Function Junction Shopping
Gerhardt Fur Co. Shopping
Gourmet Grocer Shopping
Grossman Shopping
Gucci Shopping
H. Tully Moss/Henry

Ruth Fine Arts Shopping
Hair Care Harmony Personal Care & Services
Halls Plaza Shopping
Helzberg Diamonds Shopping
Hemingway Plaza Shopping
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Hilliard Gallery Shopping

Hilton Inn Plaza Travel & Transportation
Hires Shopping

Jack Henry Shopping

Jackson Country State | Business & Professional
Bank Services

Jasmine Shopping

Jenkins Music Shopping

Jewelry Box Antiques Shopping

Jordis-Ver New

Longview Lee’s Summil{ Shopping

Kaplan's Fabric Shopping

KC Coffee & Tea Shopping

KC Marriot Plaza

Travel & Transportation

Lasting Impression Shopping
Laura Ashley Shopping
Leather Outpost Shopping
LePappillon Shopping
Linen Shop Shopping
Mailliards's Shopping
Business & Professional
Mark Twain Bank Services
Merrill Gallery Shopping
Missouri Memories Shopping
Mister Guy Shopping
Muehlbach's West
Grocery Food & Dining
Music Land Shopping

O.R. Securities

Business & Professional
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Services

Outrigger Shopping
Overland Outfitters Shopping
Panache Chocolatier Food & Dining

Parkway Towers

Condominiums Shopping

Personal Computer

Center Shopping

Pierre Deux Shopping

Plaza Court Shopping

Plaza Hair Design Personal Care & Services
Plaza News Shopping

Plaza Pendleton Shopping

Plaza Petites Shopping

Polo/Ralph Lauren Shopping

Popplewell & Co. Shopping

Price's Fine Chocolates| Food & Dining
Raphael Hotel Travel & Transportation
Rice's Casual Wear Shopping

Robinson's Shoes Shopping

Ruback'’s Shopping

Russel Stover Candies Food & Dining

Safety Federal Savings| Business & Professional

& Loans Services

Saffees Shopping

Saint Crispin Shopping

Saks Fifth Avenue Personal Care & Services
Salon Pierre Shopping

Scandia Down Shopping
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Sculpture Gallery

Shopping

Sherri Bridals Shopping
Steve's Shoes Shopping
Superlative Shopping
Swansons Shopping
Swirk Jewelry Shopping
T.J. Cinnamon's Shopping
Talbots Shopping
Taum Sauk Shopping

The Executive

Personal Care & Services

Thimbles Shopping

Tivol Shopping
Topsy's Popcorn Food & Dining
Trade Wind Wildlife Art

Gallery Shopping

United Missouri Bank

Business & Professional

Services

Ups ‘N Downs

Shopping

Verl Custom Tailor

Clothing & Accessories

Vinca, Ltd.

Shopping

Washington Inn

Travel & Transportation

White Card & Stationery Shopping

Williams-Sonoma Shopping
Woolfe Brothers Shopping
Ylang-Ylang Shopping

Table 33: Country Club Plaza Business Listings,0198

Business
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Clothing &

A-1 Alteration Shoppe Accessories

Arts &
Akins Dancing School Entertainment
Alameda Pop Corn Food & Dining
Alexander's on the Plaza Shopping
B & G Hosiery Shop Shopping
Bacher & Cunningham Grocers Food & Dining

Personal Care &

Baker Beauty Shop Services
Balcony Lunch Room Food & Dining
Barnard's Amateur Photographic
Equipment Hobby
Personal Care &
Benson Beauty Shop Services
Bentley, Ethel, Millinery Shopping
Bishop, Bush T., Shopping
Black & Veatch Shopping
Bo Sing Restaurant Food & Dining
Boswell, Dr. Edgar Health & Medicine
Bowsner, S.F. & Co. Shopping
Brentnall Corset Shop Shopping
Clothing &
Brewer, Eugene, Tailor Accessories
Brooke, Mary, Bakery Food & Dining
Brookside Plumbing & Heating Co. Home & Garden
Burkholder Electric Co. Home & Garden
Butane Motor Fuel Co. Automotive
Caldwell, Dr. Charles Health & Medicine
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California Parking Sales Co. Automotive

Campbell, Lillian, Dressmaking Shopping
Arts &

Cavanaugh School of Popular Musi¢ Entertainment

Chandler Landscaping & Floral Co Home & Garden
Clayton, Dr. John Health & Medicine

Table 34: Country Club Plaza Business Listings,3194

Business Street Address Type of Business

Bag & Baggage 22 On the Mall Shopping

The Better Cheddar 604 W.AGtreet Food & Dining

Bruce Smith Drugs 25 On the Mall Health & Medicine
3950 W 69th Terr Prairie

Chico's Village Shopping

Curious Sofa 3925 W. 69th Terr Shopping

Euston Hardware 6955 Tomahawk Rd Shopping

A Fairytale Ballet & The

Princess Club 6931 Tomahawk Rd Arts & Entertainment

Haught Style 6951 Tomahawk Rd Shopping

Jake's In the Village 3930 W 69th Terr Shopping

M. Taylor 6925 Tomahawk Rd Shopping

Macy's 4000 W 71st St, Shopping

Mady & Me 6943 Tomahawk Rd Shopping

Natural Wear, Inc. 3931 W 69th Terr Shopping

Rimann Liquors/Prairie Village| 3917 Prairie Lane oB@& Dining

R.S.V.P. In The Village 3934 W 69th Terr Shopping

Spangler's 6927 Tomahawk Rd Shopping

Stoney Broke Ltd. 6911 Tomahawk Rd Shopping
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Tiffany Town 3924 W 69th Terr Shopping

Toon Shop, Inc. 15 On the Mall Shopping
Tulip Tomahawk Rd Shopping
Village Flower Co. 6978 Mission Rd Shopping
Zeke's Paint & Design 3909 Prairie Lane Shopping
Blue Moose Bar and Girill 4160 W. 71st St Food & iDm

C Jacks Sidewalk Cafe 6937 Tomahawk Rd Food &rigjini
Cactus Grill 3901 Prairie Ln Food & Dining
Café Provence 3936 W. 69th Terr Food & Dining
Also Dolce Baking Co. 6974 Mission Rd Food & Digin
Einstein Bros. 9410 Mission Rd Food & Dining
Hen House 6950 Mission Ln Food & Dining
Minsky's 6921 Tomahawk Rd Food & Dining
Mr. Goodcents Subs & Pasta 3954 W. 69th Terr Fodiréng
Starbucks Coffee Company 6970 Mission Rd Food &rgin
TCBY 6966 Mission Rd Food & Dining
Waid's SERVICES 6920 Mission Rd Food & Dining
Adriene Mason, Ltd. 71st and Mission Rd Health &dibne

bijin salon & day spa

6960 Mission Rd

Personal GBafeervices

Fitness for Life

11 On the Mall

Personal Care &\&zs

Missouri Bank & Trust

4140 W. 71st Street

Business & Professional

Services

Prairie Village Merchants

Business & Professional

Association 3920 W. 69th Terr Services
Prairie Village Shoe Repair 3928 W. 69th Terr Cilogh& Accessories
Tower Dry Cleaners & Laundry, 6945 Tomahawk Rd dlugh& Accessories

US Bank

6940 Mission Rd

Business & Professional

Services

Village Hairstyling No. 1

Tomahawk Rd

Personal C&r8ervices
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Village Hairstyling No. 2

On the Mall

Personal C&&ervices

Table 35: Prairie Village Business Listings, Preisbay

Business Type of Business
Ambience Furs Shopping
Dalton Bookseller Shopping
Bag & Baggage Shopping
The Better Cheddar Shopping

Bruce Smith Drugs

Health & Medicine

Bryant's Liquors

Shopping

the Children's Shop

Shopping

Easton True Value

Hardware Home & Garden
The Good Earth Food & Dining
The Gap and Gap Kids Shopping

The Jones Store Shopping

Movie Gallery

Art & Entertainment

M. Taylor Shopping
Russell Stover Candies Food & Dining
Spangler's Shopping
Steve's Shoes Shopping
Tiffany Town Shopping

Toon Shop Shopping

VanDuesen Photograph

y Shopping

Village Flower

Company Shopping
Village Toy Shop Shopping
The Wardrobe, Ltd. Shopping
Bagel & Bagel Food & Dining
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The Juice Shope Food & Dining
Minsky's Food & Dining
Mr. Goodcents Food & Dining
Hen House Food & Dining
Starbuck's Food & Dining
TCBY Food & Dining
Topsy's Food & Dining
Village Green

Restaurant Food & Dining
Waid's Food & Dining

bijin salon & day spa

Personal Care & Services

Instrust Bank

Business & Professional

Services

Gymboree

Arts & Entertainment

Mercantile Bank

Business & Professional

Services

Prairie Village Merchant

Assoc.

Business & Professional

Services

Prairie Village Security

Business & Professional

Services

Prairie Village Shoe

Repair

Clothing & Accessories

Ramin's Hair Design
Studio

Personal Care & Services

Tony's Prairie Village

Tailor

Clothing & Accessories

Tower Laundry & Dry
Cleaners

Personal Care & Services

No. 1 Village

Personal Care & Services
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Hairstyling

No. 2 Village
Hairstyling

Personal Care & Services

Table 36: Prairie Village Business Listings, 1990

Business Type of Business
CVSs Food & Dining
Subway Food & Dining

Dry Cleaners

Personal Care & Services

Citizen's Union State Bank

Business & Professi@®mlices

Exchange National Bancshares

Business & Profedssargices

Affinis Engineers

Business & Professional Service

State Farm Insurance

Business & Professional SExvic

Safe Amloe Salon

Personal Care & Services

JP Coffee

Food & Dining

Longhorn Cleaners

Food & Dining

Fitness Together

Personal Care & Services

Kids to Leaders

Arts & Entertainment

Martini Bar

Food & Dining

Adams Gabbert

Business & Professional Service

ES

Paul Dodds Jewelry

Shopping

Arbetex Inc

Business & Professional Service

Cuezze Law

Business & Professional Serviceg

S

Lytmos Group

Business & Professional Service

Table 37: New Longview Lee's Summit Business gistifresent Day
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Atlanta Area Case Study: Avondale Estates, Georgia

The city of Avondale Estates, east of Atlanta, weasigned as a pastoral “ideal city.”
The framework of the city includes blocks that easily traversed by foot and lots that front
main streets and side streets so that users acectd travel from shop to shop. The buildings
themselves are on a small enough scale and in efaaggh proximity to one another that a mix
of uses could occur. As Avondale Estates was @l community, the organization of the
streets and blocks is conducive to creating a bmsy center for people to do business and carry
out daily living errands without having to drivei place to place. Over time the framework
remained but the uses of the buildings did notrf&buto the point of attracting and retaining
more business to support a growing community. Aesalt, competing town centers in
neighboring Decatur and Emory Village have livelialking communities and greater choices
of services and retail. The following analysis veXplore the history of Avondale Estates and
discuss why it has not been able to take advamtbgestructure that would seem to encourage a

mix of uses in a successful town center.
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Figure 34: Avondale Estates and Surrounding Devalemt

History

In 1924 George Willis, who had become a millionairethe strength of patent medicine
sales, decided to purchase 950 acres of land EAsibata (see Figure 2, below) and create “the
seat of an ideally perfect social and politica’lifquoted in Martin-Hart, 2000). Willis and his
wife had recently spent time in Stratford-upon-Ayangland, and that area became the model
for the “ideal city” that Willis christened AvondaEstates, down to the Tudor-style architecture
(Martin-Hart, 2000). The Tudor-style row of commat buildings along what is now North
Avondale Road was designed by Atlanta architedhdtriNeel Robinson (Martin-Hart, 2000).
Willis also supervised the creation of Lake Avoraj@illis Park, new schools and playgrounds,

and even a dairy farm. Although Avondale Estatas accessible to downtown Atlanta by a
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streetcar line (Martidart, 2000), it seems to have been envisioned bls\Vis a sort of se

sufficient enclave.

Figure 35 Survey of Land Intend:for Avondale Estates, 1924 (Marthhart, 2000

Unfortunately for future development in Avondalddies, Willis’s timing was bad, i
two ways. The more immediate problem was the Iméggnof the Great Depression in 1929.
1931, lots were being solt auction for as little as $50 apiece (Me-Hart, 2000). Apart fron
Willis’s own investments, the city had not had eglotime to establish a local economy bel
the beginning of the Great Depression meant a eeeéuction in available capital. 1more
longdasting change that Willis failed to foresee wastriise of the automobile. In 1917, ol
10,000 motor vehicles were registered in Fultonr@puGeorgia; by 1930 that number t
increased to more than 64,000 (Flink, 1988). Wilias desiging a relatively pastoral enclav
“In those early days,” writes Terry Mar-Hart in her history of Avondale Estates, “me
residents owned horses” (Mariihart, 2000). But rapid change, including the dexif the

streetcar, meant that almost frombirth, Avondale Estates had to accommodate a pyil
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transportation mode for which it had not been desily At the same time, the rural character of
Willis’s vision meant that Avondale Estates nevad lthe level of density that would have

encouraged walking between residential and commlarses.

The map below is of block size and business us#sei commercial center of Avondale
Estates, at the intersection of North Avondale ldndh Clarendon Roads, in 1950. Residential
and commercial are clearly separated, though comiatés intertwined with civic uses, such as
the city hall and local post office. Most of thesiness usésre small businesses local to the
area: Avondale Pharmacy, the restaurant Avondalg Svondale Beauty Shop. There were
also a series of businesses devoted to the autenBloiunds Garage at the intersection of Lake
and Franklin Streets; three service stations; aveah; a used-car dealership. With the possible
exceptions of the Avon Theater at 106 Avondale Roathe midst of the Tudor strip, and W.T.
Hairston & Co., a general store, the Avondale Estaf 1954 did not have a major attractor to
its commercial downtown. In 1954 the road runrtimpugh Avondale’s business district was

widened from four to six lanes (Martin-Hart, 200fixther decreasing accessibility by foot.

Business uses were gathered from the listingsidyess in the 1954 and 1979 editions ofAtlanta
Suburban DirectorfRichmond, VA: Atlanta City Directory Co.).
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Figure 36: Avondale Estates Block Sizes and Busibsgs, 1950
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Figure 37 Avon Theatre, 1950s (Mar-Hart, 2000)

Avondale Estates enjoyed something of a renaissafiteeWorld War 11, with
population more than tripling between 1940 and 1980t population declined between 1¢
and 1980. It appears that as the demographicekad County shifted, Avondale Ests, a

relatively white enclave in an increasingly Afri-American county, grew more and m¢

isolated. In 1940 Avondale Estates had a populaifd69, of whom 26 were identified

“Negro”; by 1980 population has increased to 1,3i8,0nly 7 are blek (US Census Burea
1940, 1980). Martirdart’s 2000 book, intended as a celebration of Alada Estates, featur
personal photographs from many residents, andnjgtame or two photographs in a -page

book include nonwhites. For better or worsellis’s city remained an enclave for its reside

3,000 ~
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Figure 38 Avondale Estates Population, 1<2007 est. (US Census, 192007
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A 1978 map of block sizes and business uses showsnuch Avondale Estates was
struggling at the time. The Avon Theatre had adsgthe mid-1970s; several other businesses
are vacant. The remaining commercial uses ar@i@mty electrical or general contracting;
listings include an industrial towel service, a \\dsale-jewelry seller, and a store dedicated to
firearm repair. The map shows little change ingbeeral design of the area. The block area
defined in yellow still represented the town ceitiet with less and less support of businesses in
the area, the area was not functioning as a towtecé meet the needs of the community. This
is apparent in the lack of a grocery store, fammbdical services or home goods stores. In the
mid-1970s three members of the City Council spesttbd a restoration project, but the changes
were mostly superficial, with the installation adw lighting and signs meant to more closely
evoke Stratford-upon-Avon (Martin-Hart, 2000).

Figure 39: Map of Business Uses and Block Sizesndale Estates, 1978

Friendship Village Studio Fall 2008 « Appendix: @&a8tudies in Detail « Page 115



The demographics of Avondale Estates have shstatewhat since 1978; in the 2000
census (US Census Bureau, 2000) 8.6% of the papulatis African-American. But the
underlying economic-development and design issusshtave challenged the city since its
infancy have not, as we will see, changed sigmitiga

Current Characteristics And Challenges

The 2000 US Census lists Avondale Estates’ pojpulat 2,609, of which 88.8% was
white and 12.8% over age 65. The population do¢skew towards families. The figure below
shows the household composition in 2000; threetqusof Avondale Estates households have
only one or two people in them, while only 13 petdeave four people or more.

4 people 5 or more
9% people
4%

Figure 40: Household Composition, Avondale Esta2880 (US Census, 2000)

Particularly in suburban areas, school quality éechographics are closely intertwined: a
good school system can attract families, whileretsystem with a poor reputation can repel
them. The Avondale Estates public schools sedpe tttended only by those families too poor
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to find another option. While only 2.7% of theytstpopulation lived at or below the poverty
level in 2000, in the 2005-06 school year, 91%toélents at Avondale Elementary, 82% of
students at Avondale Middle School, and 72% ofestislat Avondale High School were
eligible for free lunches, implying a high levelpdverty among families in the school system
(National Center for Education Statistics, 2008).

Not surprisingly, the public schools of Avondalediss have a poor academic
reputation. The table below shows that measurestdigwide tests, the Criterion-Referenced
Competency Test (CRCT) and Georgia High School Gadn Test (GHGST), all three
Avondale Estates public schools perform below tageshorm.

Percentage of Avondale Avondale Middle |Avondale High All students,
students meeting |Elementary School School Georgia states
or exceeding stateSchool

performance

standards

CRCT Math 65.9% 51.2% 76.6%

CRCT Reading (82.1% 78.5% 90.0%
GHGST Math 60.2% 77.3%
GHGST English 83.2% 90.6%

Table 38: Performance on Statewide StandardizetsTAsondale Estates Public Schools and
All Georgia Students, 2007-08 (Georgia Departméiiiducation, 2008)

Other indicators suggest that residents in Avon#atates are not investing their time or
money in the city. In 2000 nearly half (49.5%Yes$idents in a surveyed sample commuted 30
minutes or more to work (US Census Bureau, 208@pndale Estates lies near no fewer than
three stops—Decatur, Avondale, and Kensington—eretist-west MARTA public-transit line,
which feeds directly into downtown Atlanta. YetlpB8.8% of those surveyed by the US Census
reported taking public transit to work in 2000; 2%. said they drove alone. In other words, if
one were to draw a circle shaped by the commutatems of Avondale Estates residents, the
radius would extend far beyond the city itself.
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Despite the high poverty levels in its schoolspAdale Estates is not a poor area. The
median household income in 2000 was more than $80dhd 28% of residents reported
household incomes of $100,000 or more. The fitpetew shows the income distribution by
quartile.

30.0% -
25.0% -

20.0% -

15.0% -
10.0% -
5.0% -
0.0% - . . . .

Less than$25,000 - $50,001 - $75,001 - $100,001
$25,000 $50,000 $75,000 $100,000 or greater

Figure 41: Income Distribution, Avondale Estate@0Q (US Census, 2000)

The next figure shows the educational attainmemh@fopulation in 2000. In keeping
with a relatively low poverty level, Avondale Estatresidents are also well-educated, with more
than half of the population possessing a bachettetgee or higher. Thirty-eight point two
percent of residents reported being in managenrgaodessional occupations, and 26.3% in
technical positions, such as information technolig$ Census Bureau, 2000). But the
commuting data suggests that these high-skillegh-paying positions are not located within the
city limits of Avondale Estates.
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Figure 42: Educational Attainment of Avondale EssaPopulation, 2000 (US Census, 2000)

This begs the question of what businesses do iexfstondale Estates today. The city’s
official website (City of Avondale Estates, 2008}d 86 different establishments in and around
the downtown area, of which two are civic or goveemt organizations and 17 could be
classified as “home and garden” businesses. Mengustom-furniture makers. Only five
could be classified as “food and dining,” a relatiwlow number for a commercial strip.
Avondale Estates has no major grocery store anddahatown does not have a drugstore to
match the Avondale Pharmacy of years past. Thmstsn area suitable for what transportation
planners call “trip-chaining”—being able to drogd gbur dry-cleaning, eat at a restaurant or
coffee shop, and shop for clothing or books or ssoges, all without having to return to your
car. Figure 53, below, shows an overhead map ohAsle Estates at present, with current uses
marked. The framework of small blocks would suppdoetter “trip-chaining” system if the

buildings were occupied by services needed by dhentunity on a daily basis.
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Figure 43: Avondale Estates Structure, Present Day

The main source of tax revenue in the city of Adale Estates seems to be residential
property tax, rather than sales or corporate téResy, 2008). In recent years different
developers have attempted to bring new, larger cermial firms into the area, without success.
In 2004 the city rejected an unpopular proposalgen a Wal-Mart within city limits. A more
recent proposal suggests converting the Fennerdpunknufacturing plant, recently closed and
put up for sale by the company, into a mixed-useslbgpment featuring condominiums and a
Publix grocery store (Drey, 2008). Fenner-Dunlag had difficulty selling the land (Drey,
2008), which is zoned in unincorporated DeKalb Ggurather than the city of Avondale
Estates itself. In the 1930s and 1950s downtowon@lele Estates at least had its own grocery

store and general store; it is not clear as ofwhisng when that will be true again.

Finally, special attention should be paid to tbaging market in Avondale Estates,

which is heavily skewed towards ownership. Talfleli#low, shows owner-occupancy rates in
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Avondale Estates in 1940, 1980, and 2000. By 1B8®wner-occupancy rate had risen to nine

out of every ten housing units.

Year Number of housing units Percent owner-occupied
1940 163 41.7%
1980 540 90.0%
2000 1,263 89.6%

Table 39: Owner-Occupied Housing Units in Avondadtates (US Census Bureau, 1940, 1980,
2000)

In 2000 only 7.4% of housing units were renter-gied (US Census Bureau, 2000).
Furthermore, 80.1% of the housing available wasl&tached single-family structures (US
Census Bureau, 2000). Such low-density housingnigtdiscourages walkability but makes it
difficult to construct new forms of housing. Arban-design expert, who has worked with
developers concentrating on Avondale Estates, tefloat minimum square-footage
requirements are so high that constructing newihgus not cost-efficient (Drey, 2008). This is
despite the average housing unit in 2000 having lbeastructed in 1956 (US Census Bureau,
2000). The mixed-use proposals made for the Fednatop plant would be prohibited under
current Avondale Estates ordinances (Drey, 20@8en with an upper-middle-class population
and a location with easy access to a major workecem downtown Atlanta, Avondale Estates

has not been able to replenish its aging housinkst

Conclusions

George Willis’s initial vision of an “ideal cityhias been both a blessing and a curse for
Avondale Estates in the 84 years since its foundihfoasts of civic features such as an
artificially engineered lake and distinctive areltiure in the midst of suburban blandness.
Unfortunately, designed as an enclave, Avondalatésthas been repeatedly unable over time to

adapt to changing surroundings. It was unablel&pato the rise of the automobile and the
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increase in work and shopping-related commuting twe course of the 20th century, to the
point that residents simply adapted to living inoAdale Estates while working, shopping, and
sending their children to school elsewhere. Itmm@rce has remained relatively isolated,
neither joining larger chains nor offering the kiofdbusinesses that would attract out-of-town
patrons. Both its housing and commercial sto@gisg, and it does not have an immediate
prospect of businesses that would increase the esomhtax base and allow some room for

revitalization of the city.

What does this imply for future development? Siyngut, Avondale Estates and its
residents have become attached to the idea ofatstenal enclave at the expense of flexibility. A
recognition that Avondale Estates was no longeaalramd could not be isolated, along with a
move towards higher-density development, may halgeld the city adapt over time. But many
factors, including demographic and racial changegaliraged such adaptation. If the
“conversation subdivision” approach had been abkgléo planners in 1924, Avondale Estates
could have had both the desired pastoral settiddhagher density. It is possible that if
Avondale had been designed with greater densibggin with, it would have looked less

attractive to Willis at the start, but might havegpered more over time.
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Atlanta Area Case Study: Dunwoody Village, Georgia

As a prominent and wealthy northern suburb of @daDunwoody has seen its growth
explode since the opening of Interstate 285 in 198@nwoody Village, at the intersection of
Chamblee-Dunwoody and Mount Vernon Roads, has aklkento take advantage of the wealth
surrounding it. As seen below, Perimeter Centarngarby retail and commercial hub that
further confirms the available money in the areaupport shopping via automobile

transportation.

Despite a design that gives up coherence in rétummore parking spaces and
discourages walking, the Village shopping centertbeen able to attract and retain a number of
commercial and business uses—grocery stores, etp#tores, medical and business-services
offices, even small schools. The question facing\Wwoody Village in the future, and the
guestion facing those who would want to learn ftben center’s relative success, is whether the
car-centric design of Dunwoody Village will be angediment to later adaptation should

preferred modes of transportation change and nesideek a more high-density experience.
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Figure 44: Overhead Map of Dunwoody Village andr8unding Area

History

The city—as of July 2008—of Dunwoody, Georgia, wamed for one Charles
Dunwody, a landowner in the area who founded a lpast office soon after the Civil War
(Davis and Spruill, 1975). White settlers had begwving into the area in the 1830s (Davis
and Spruill, 1975). Until the 1950s the area reradipredominantly rural; not until the postwar
suburban boom did Dunwoody begin to transformfiiséd the busy, wealthy, congested suburb
it is now known as today within the metropolitariahta area. Figure 12 shows population
growth in the Dunwoody area since 1940. Sincelthiged States Census Bureau has counted
Dunwoody as part of different geographic areas tiweg (Dunwoody was not designated a
CDP, or Census Designated Place, until 1980), tipeilation figures are only roughly
comparable; yet they give an idea of the area’slrggwth.
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Figure 45: Population of Dunwoody Area, 1940-200& (Census, 2000)

Since Dunwoody’s growth took place in the era @f phoverbial two cars in every
garage, it should not be surprising that its nemmercial developments were also built to
accommodate automobiles. Perimeter Mall, westwiidbody Village, opened in August 1971.
The very name suggests how the relative distantveee@ Dunwoody and Atlanta had changed:
whereas in the early 1900s a trip to Atlanta wah s a major undertaking (Davis and Spruill,
1975), Dunwoody was now part of the perimeter déita; indeed, Joel Garreau, in his 1991
bookEdge Citiespointed to the Perimeter Center complex as ampbaof an “edge city”
development (Garreau, 1991).

In 1964 Tom Cousins, a local developer activdhnerhetropolitan Atlanta area, bought
the land that would eventually become Dunwoodyadgid. The design touches of the town
center were modeled after Williamsburg Village imgihia. Such a look, meant to evoke a
charming, old-fashioned village, is still enshrinedocal zoning laws and can be seen in the
details of the buildings: a heavy emphasis on bmdth wooden signs and embellishments such
as a weathervane on top of the Fresh Market graterg (see below). Unfortunately,
Dunwoody Village was not designed for the walkapitif historic Williamsburg. The village is
not broken into small blocks to encourage walking turning corners into adjacent streets.
Instead, Dunwoody is a giant slab where parkirthescanvas to an array of business and civic
uses. The design framework does not facilitateghma uses over time because the frame is one

super block, undivided and unorganized to accommedithe car-free traveler. The buildings
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within the village may allow for a change withiretramework if the buildings are organized to
accommodate interior streets and a framing of daxithin the village. In order for any design
change to occur within the village, the land pamekt be divided to accommodate a human
scale rather than the automobile scale it currentiyntains.

Figure 46: Gas station in Dunwoody Village, 2008k, 2008)

Figure 47: Sidewalks and signage in Dunwoody Vélagz008 (Doyle, 2008)
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Figure 48: Weathervane atop Fresh Market groceoyest Dunwoody Village, 2008 (Doyle,
2008)

By 1975 Elizabeth Davis and Ethel Spruill, two lange residents who described themselves as
“amateur historians.. in love with Dunwoody,” coydcbudly describe the new Dunwoody

Village:

..there is now, in 1975, every type of craft shgifi,shops, a hardware store, a
pharmacy, banks, shoe stores, restaurants and shapk and, to cap it all, our
one-of-a-kind “Ogletree’s Groceries and Fine Fobddie store reminds one
more of a glittering palace of foods than a mundanoeery store. Every type of
fruit, tropical and domestic, is displayed with Buastistry as to be one of the
store’s outstanding attractions. (Davis and Spru@i75)

The figure below shows Dunwoody Village in 1984/hat becomes immediately
apparent are the large swathes of parking lotsdmtvelumps of commercial use and the
enormous block size. Dunwoody Village was notgiesd to be traversed on foot, a fact that
will become all too apparent to the walker duringrea mildly warm day. Moreover, the small

commercial offices and the larger retail are algaubd large separated. Yet the nearby
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population was eager for local services, and tiva® a great deal of pent-up commercial
demand to be met. In 1958 the annual city dirgdkmr suburban Atlanta had no listings for
Mount Vernon Road at all; by 1981 the intersectbMount Vernon Road and Chamblee-

Dunwoody Road was a hub for medical offices andlldnuginesses.

Figure 49: Block Sizes and Building Uses in Dunwoddlage, 1981

By the early 1990s Dunwoody had fallen prey todtezeotype of the edge city in that it
was regarded as relatively bland and featurel€$sistopher Curley, an architecture student at
Georgia Tech in the early 1990s, later wrote:

At a symposium on edge cities chaired by Mr. Garieahe winter quarter of
1992 at Georgia Tech, the very developers, lawgmrdspoliticians who made
Perimeter Center a reality were looking with entyhe cultural diversity of the
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evolved conventional city. “How can we capture ¢éure of Midtown and
Buckhead?” they asked. At the same time thesensgdge parties neglected to
make such simple civic moves as building sidewalkisey failed to comprehend
the crucial link between culture and diversity thastowed upon truly accessible
areas the richness and meaning which made themiextpa “places.” (Curley,
1992)

Despite a number of civic institutions—the Dunwodrtyst Office, which has been present in
the area since 1825 (Davis and Spruill, 1975)3peuill Center, devoted to artistic and cultural
events; a historic farmhouse on the corner of Cheeabunwoody and Mount Vernon Roads,
currently being renovated; the Dunwoody Nature €enrDunwoody is not, and has never been,
an “experiential place.” But the people who mot@@®unwoody between 1940 and 2000 were
not necessarily seeking an experiential placetefis they sought an area with a high level of
services, for which they were willing to give upieher variety of design experiences. As
Dunwoody matures, however, and transportation mttdeaten to shift, it remains to be seen

whether this bargain can hold.

Current Characteristics and Challenges

In 2000 the Dunwoody CDP (Census Designated Plaxt)a population of 32,808, of
which 48.7% was male and 12.5% was over age 653&i5us Bureau, 2000). Only 85% of the

CDP population was white. The table below showesrétial breakdown as of 2000.

Friendship Village Studio Fall 2008 « Appendix: @&a8tudies in Detail « Page 129



Racial/Ethnic Identification  [Percentage
White 85.0%
African-American 4.1%
Asian 7.6%
Hispanic or Latino 4.6%

Table 40: Racial/Ethnic Identification of PopulatioDunwoody CDP, 2000 (US Census, 2000)

Dunwoody appears to be growing more racially dieens 1980 only 0.7% of residents
were of Asian descent and 0.4% were African-Ameri@aS Census Bureau, 1980). This is in
line with two major trends for the metropolitan &tta area since 1980: the increasing wealth
(and ability to buy homes) of the African-Americaaddle class, and the growing presence of

Asian and Hispanic or Latino immigrants and thamilies in the northern suburbs.

The following figures show household structuretfe@ Dunwoody CDP and for Census
Tract 212.14, which includes Dunwoody Village bot the entire CDP. Sixty-seven percent of
the CDP population and 54% of the population ofsenlract 212.14 live in households of two
people or fewer. In Census Tract 212.14, 27% okbkbolds have four people or more,

suggesting that the area around Dunwoody Villagelatively popular for families.
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Figure 5Q Household Structure, Dunwoody CDP (US CensusQ)
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Figure 51: Haisehold Structure, Census Tract 212.14 (US CeR2608),

In 2000 there were a total of 14,599 housing umitein the Dunwoody CDP, of whic
60.8% were singléamily detached units and 18.7% were in a struotitie 20 or more unit
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(e.g., apartment complexes). However, in CensastT12.14, 94.3% of housing units were
single-family detached units and only 0.7% wera structure with 20 or more units (US Census
Bureau, 2000). This suggests that Dunwoody Village its surrounding vicinity is even less

dense, in terms of residential development, thanvizxody as a whole.

Census Tract 212.14 is also wealthier than thenady CDP, with a median income of
$108,308 as compared to $82,838, and a poverty de5%, less than half that of the CDP
poverty level of 3.6% (US Census Bureau, 2000)is Thnot to imply that Dunwoody is not
comparatively wealthy. Fully 62% of those employe®unwoody in 2000 worked in
managerial or professional positions (US Censug&ur2000). The figures below show the

respective household incomes by quartile.
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00% T T T T T

Less than $25,000 - $50,001 - $75,001 - $100,001
$25,000 $50,000 $75,000 $100,000 or greater

Figure 52: Income Distribution, Dunwoody CDP, 205 Census, 2000)
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Figure 53 Income Distribution, Census Tract 212.14, 200& (Census, 200

Finally, Census Tract 212.14 can boast a sligtelyen educated workforce than ¢
Dunwoody as a whole, as shown below. The diffezgaenost significant in pc-bachelor

secondary education degrees.

45%
40%
35%
30%
25%
20%
15% B Census Tract 212.14
10%
5o - B Dunwoody CDP
0% | =il . .  —

Did not High  Bachelor's Master's Doctorate

complete  school degree degree degree

high diploma
school

Figure 54: Educational Ahinment, Census Tract 212.14 and Dunwoody CDP)Q 20&
Census, 2000)
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These statistics suggest that as of 2000, Dunwoodgneral, and the area around
Dunwoody Village in particular, are attractive mado live for well-educated, high-income
people and their families. Such attractivenessiigorced by the generally high reputation of
the local public schools; families which might hak®sen private schools had they stayed in the
city of Atlanta may justify the lack of urban amees (or urban density) in Dunwoody by the
access to public schools. The table below higldigie three schools that a hypothetical child
living in Dunwoody Village would attend (“hypotheél” because there is no residential within
Dunwoody Village proper). All three outperform tsate averages, including Peachtree Middle
School, which is regarded locally as somewhat tiediand was turned into a charter school in
2004. Within Dunwoody Village itself there is aalhiViontessori school through sixth grade, of
less than 50 students, and a private nursery, DadwBrep. Dunwoody Springs, a charter
elementary school administered by Fulton Countg,.4smiles from Dunwoody Village.

Percentage of Vanderlyn Peachtree Dunwoody High |All students,
students meeting |Elementary (Charter) Middle |School Georgia states
or exceeding stateSchool School

performance

standards

CRCT Math 98.0% 77.4% 76.6%

CRCT Reading [98.7% 92.9% 90.0%
GHGST Math 84.8% 77.3%
GHGST English 94.3% 90.6%

Table 41: Performance on Statewide StandardizetsT8glected Dunwoody Public Schools and
All Georgia Students, 2007-08 (Georgia Departmériducation, 2008)

Dunwoody residents also enjoy a high level of asde local medical services. Three-
point-four miles from Dunwoody Village is the medicomplex that houses Northside Hospital,
St. Joseph’s Hospital, and Children’s HealthcarAtt#nta, one of the largest such complexes in

metropolitan Atlanta. Emory University maintainslmic 2.1 miles from Dunwoody Village,
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and within the village itself are multiple doctoesid dentists’ offices, some of which have been
in operation since the late 1970s. Congestion¢clvhas worsened as the population has risen,
decreases the accessibility of these serviceghbirtgeographic proximity nevertheless
contributes to a perception of Dunwoody as a nethtiattractive suburb.

As of 2000 approximately 30% of residents survayeabth the Dunwoody CDP and
Census Tract 212.14 drove 30 minutes or more t& woery day (US Census Bureau, 2000).
Yet a fifth of those surveyed reported a travektiof 10 minutes or less (US Census Bureau,
2000). Since Dunwoody'’s population is believethéwe increased since 2000, we can
reasonably assume that congestion has increaseellagvioreover, 79.8% of workers surveyed
in the Dunwoody CDP drove alone to work (US CerBuieau, 2000). Such a heavy reliance
on car travel begs the question of what happenswhiside circumstances—higher gas prices,
the desire to reduce carbon-dioxide emissionseasad air pollution—increase the costs of

driving for Dunwoody residents.

As for Dunwoody Village itself, its design has mbianged since the late 1970s. The
map below shows Dunwoody Village as it is todaythwises marked. As in the late 1970s,
retail is clustered within the Village while offisare scattered along the outside, along
Dunwoody Village Parkway and Nandina Lane. Theagi is anchored by Fresh Market, the
successor of the Ogletree’s grocery store (anduads grocery store in the 1990s). The
northeast corner of the Village is dominated byaariented retail, such as a Jiffy Lube service
center and a Goodyear tire store. There are aisgpecial-events facilities for rental—a new
development since the late 1970s—clothing and aocies stores, hair salons, and a school

offering private music lessons and selling musicsiruments.
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Figure 55: Block Sizes and Building Uses, Dunwodillage, 2008

Interestingly, Dunwoody Village has been ableresprve some of its businesses from
1979 until the present day, including Ya Shu Yuweghinese restaurant; the Dunwoody Bottle
Shop, a package store; the Dunwoody Village Bagbep and Hair Designs by Ferral; and the
Post Office, at 1551 Dunwoody Village Parkway. €thuildings have changed names or
ownership (Eckerd’s becomes Rite Aid; Decatur Faldgavings & Loan becomes Wachovia; an
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Amoco service station becomes a BP service staltiohhot uses. For those who have moved to
Dunwoody since the 1970s, such stalwart businessebelp create the sense of “experiential
place” that Curley noticed was missing from theatge Dunwoody area in 1992, even if the
urban design structure does not to encourage éngesof place. Even from a parking lot, it can
be soothing to see a business that has been ia fuadecades. But Dunwoody Village's design

may not, in future, help such businesses retaongpetitive advantage.

Conclusions

In the three decades since Dunwoody Village wals, unwoody has seen significant
change as it has grown into a position as a reltiprivileged suburb north of Atlanta. In July
2008 residents voted to incorporate the city of Woody, in part out of a desire to keep local
resources locally controlled. Yet Dunwoody Villdggs remained relatively intact. It was built
for an era where the car dominated and the subddpaity was willing to give up walkability in
exchange for perceived higher-quality services;iarttlat era it has been able to attract and
retain a variety of businesses, including profaessigervices and retail. But if that era is over,
will Dunwoody Village, and the city of Dunwoody, lable to retain a relatively privileged

position?

If consumer and resident preferences shift awaw fitee automobile, then the design
structure will have to change or be abandoned. widody Village could improve the framework
by breaking the village into a series of blockd @@ small enough to walk from store to store.
The buildings themselves could support a mix osuseluding residential use throughout the
village if density were identified as a goal of etrea. Potential residents looking for more
accessible commercial or residential areas may Blumvoody in favor of more dense

development.

Yet even if its car-centric design proves a burdger on, Dunwoody Village shows that
commercial town centers do not thrive in isolatidrhe attractiveness of Dunwoody Village is
dependent on its being situated in an area wheréamts can point to high-quality services,

especially in terms of schools and medical fae#iti It may be possible to change the urban
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design to make Dunwoody Village more accessibldert@eping such services, before
demographic changes such as those seen in oldetbsudat away at Dunwoody’s
accomplishments. If Dunwoody Village is able tguatito changes in transportation and
resident preference, it may be able to remain eessful commercial center.
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Atlanta Area Case Study: Vickery Village, Georgia

Vickery Village is the newest of our profiled Gga case studies. Developed in 2002, it
has not had much time to establish itself as deiaiixed-use residential and commercial center.
The developers of Vickery Village have taken stEpsncourage community in the area,
including building a YMCA recreational facility fdtorsyth County. However, the economic
downturn and the short-term lack of access to tred008 may adversely impact Vickery
Village, especially given its status as a subuidgrelopment 36 miles, or an hour’s drive, north
of Atlanta. Despite its relative walkability, Vieky Village is still heavily dependent on an
environment in which residents are willing to comtelong distances. If the area around
Vickery Village stagnates, the Vickery Village déyament itself will stagnate as well.

History

Vickery Village was developed in 2002 by Hedgew®wdperties, a developer active in
the metropolitan Atlanta area. Pam Sessions, Heolgd's co-founder and chief executive, is a
resident of Vickery Village. Hedgewood's goals fbe development included creating a mixed-
use, “live/work/play” development which would encage a sense of community. In October
2007, the business magaziBeorgia Trendeatured Vickery Village as an example of a new
approach to retail development in Georgia, desdras“more of a main street experience with
walking paths, public space and trees, landscagmaggathering areas between parking areas”
(Tucker, 2007). Cheri Morris, chief executive afdfjewood Commercial Properties, explained
that she explicitly sought a mix of tenants thatlgaallow for visitors to reach multiple
destinations in one trip: “We’ve really tried teeate a true village that would build a lifestylé..
you live in Vickery, you can walk to many thingswoeed in your life.” (Tucker, 2007)

Between summer 2003 and summer 2008, some 250sheare sold (Arrington, 2008).
But in August 2008 foreclosure proceedings begathi® Village, which is the main commercial

section of Vickery, and roughly one-third of theidential portion (Arrington, 2008). The
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foreclosure was scheduled to happen Septembet 8jdnot (Sami, 2008). “Wachovia did not
foreclose and we’re continuing to try to work tesabre this,” Sessions told reporters (Sami,
2008). By this time the Village was home to appmately 30 different businesses, not
including the YMCA and Vickery Executive Suitessexies of offices available for business-

services use.

It is difficult to predict what the immediate fuuholds for Vickery Village. The short-
term credit crunch may mean that some of the lbgainesses have trouble continuing, or it may
affect operations at a larger scale; Hedgewoodd?ties apparently had layoffs in 2008
(Arrington, 2008). In order to better understane future of Vickery Village it would be

instructive to get some idea of its demographiakthe local environment.

Current Characteristics and Challenges

Vickery and Vickery Village did not exist in 20069 no Census data exists for Vickery
itself. Vickery is sometimes referred to as bgyagt of Cumming, Georgia, the largest city in
Forsyth County, although Vickery is outside the tiinits. The area that includes Vickery is
part of Census Tract 1303, which is larger than @img: in 2000 Census Tract 1303 had
17,347 residents, as opposed to only 4,394 in CugigdS Census Bureau, 2000). Moreover,
the demographics of Census Tract 1303 and of Cumndiffered significantly in 2000. The
map below shows Census Tract 1303 in relation tm@ung, while the following table

highlights the most drastic differences.
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Figure 56: Map of Cumming, Georgia, and Nearby @ensracts (US Census, 2008)
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Data type (2000)

Census Tract 1303

Cumming city|

Population 17,347 4,394
Percentage of population over |6.1% 18.1%
age 65

Percentage of population 3.2% 16.7%
identifying as Hispanic or Latinp

Percentage of housing units the?0.1% 62.2%
are single-family detached

Percentage of housing units the88.8% 46.8%
are owner-occupied

Median household income, 199$971,993 $38,237
Percentage of households with 28% 10%
income of $100,000 or greater

Percentage that did not complefie2.5% 35.1%

high school

Table 42:
Census, 2000)

Selected Demographic Characteristics,d0eract 1303 and Cumming, 2000 (US

As can be seen from the above table, Census TB&& is wealthier, younger, better-
educated, and with a smaller percentage of Hispani@tino residents than is the city of
Cumming. The figures below show household strectar the census tract and the city,

respectively. 52% of the census tract residestspposed to 41% of Cumming residents, live in
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households of three peogle more. This suggests that the area in which &figk/illage was
built is relatively attractive to familie

5or

more Census Tract 1303
people

10%

Figure 57 Household Structure, Census Tract 1303, 2000@dBsus Bureau, 20C

Source: US Census Bureau, 2

5or
more

people Cumming city

people
11%

Figure 58 Household Structure, Cumming city, 2000 (US Csriauwreau, 200(
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In terms of housing, the housing units in CenswaTt303 are not only more likely to
singlefamily detached than those of Cumming city, but enikely to be occupied by the
owners and, on average, newdhe average housing unit in Census Tract 1303 watsitd
1994, as opposed to 1985 in Cumming (US CensusaBu900). The vacancy rate
Cumming (5.3%) was nearly twice that of Census T1td803 (2.8%) (US Census Bureau, 200
This reinforces the picture of the area in whiclkkéry Village was built as wealthy. So do

figures below, which show income distribution i ttavo area:

Census Tract 1303
30.0%

25.0%

20.0%
15.0%
10.0% -
0.0% - . . . .

Less than $25,000- $50,001- $75,001- $100,001
$25,000 S$50,000 $75,000 $100,000 and
greater

Figure 59: Income Distributin, Census Tract 1303, 2000 (US Census,
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Cumming city
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Figure 6Q Income Distribution, Cumming city, 2000 (US Cex)2000

The next figure below shows differences in educeti@ttainment between Census Ti
1303 and Cumming city igreater detail. The difference is most stark wloeking at
attainment of bachelor's and master’s degreespantentage of the population that did

complete high school.
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Figure 61 Educational Attainment, Census Tract 3 and Cumming city, 2000 (US Cens
2000)

Finally, differences exist in the commuting pattefor residents of Census Tract 1:
sampled for a survey for the 2000 census and Cugmesidents. Not surprisingly, lar
percentages of the population k areas reported commuting to work by driving ald8®&2 in
Census Tract 1303, 74.2% in Cumming). But, asbeaseen in the table below, a resider
Census Tract 1303 was more likely to report a loegenmute than a resident of Cumm

Percentage of ppulation surveyed Census Tract 1303 Cumming city
reporting..

Commute time 10 minutes or les 17.1% 37.0%
Commute time 30 minutes or mor: 47.2% 33.5%

Table 43 Commute Patterns, Census Tract 1303 and Cumrabff) (US Censu2000)

The difference in commuting patterns implies twifedent observations about t
residents of Census Tract 1303. One is that thgittimdeed have been receptive to

creation of a “village” where they could accomplimshltiple errands and ev enjoy a sense (
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community without having to drive long distanc@e other is that the wealth of Census Tract
1303 is not necessarily being generated nearbyg j@urneys to work will spawn congestion

even if other amenities, such as shopping centet€@ic institutions, are nearby.

Fortunately for Vickery and Vickery Village, itedal schools do not require a 30-minute
commute. Both Vickery Creek Elementary School ¥iakery Creek Middle School are less
than a mile from the Forsyth County YMCA in Vickeéwllage. West Forsyth High School,
which opened in the fall of 2007 with 1,210 studerg 2.4 miles away from Vickery Village.

The elementary and middle schools cater to anaftlatudent body: in the 2005-06 school year,
only 2% of the elementary school students and &8#e middle school students were eligible
for a free lunch (National Center for EducationtiStecs, 2008). The table below shows that all
three public schools outperformed the Georgia ayeeom the Criterion-Referenced Competency
Test (CRCT) and Georgia High School Graduation T&stGST), administered statewide,
during the 2007-08 school year.

Percentage of Vickery Creek Vickery Creek West Forsyth All students,
students meeting |Elementary Middle School High School Georgia state
or exceeding stateSchool

performance

standards

CRCT Math 94.2% 89.1% 76.6%
CRCT Reading [98.6% 98.0% 90.0%
GHGST Math 89.5% 77.3%
GHGST English 94.7% 90.6%

Table 44: Performance on Statewide StandardizetsT8glected Forsyth County Public
Schools and Statewide, 2007-2008 (Georgia Depattofdaducation, 2008)
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Vickery Village would seem poised to benefit fraecess to an affluent population and a
strong school system. However, the developmenairgsran isolated mixed-use island. The
image below shows an overhead view of Vickery \g#a The picture is somewhat outdated, as
construction has finished since it was taken, bsthows how Vickery Village’'s mixed uses are
nonetheless clustered around parking lots. (krégpect Vickery Village resembles Dunwoody
Village, although the two shopping centers werestrmicted under very different circumstances.)
It remains to be seen whether Vickery Village damve on its own, or whether a mixed-use
development such as Vickery Village needs a cedainunt of local residential density in order

to maintain its commercial core.
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Figure 62: Map of Block Sizes and Building Usesk¥gry Village, 2008

Conclusions

Consciously “mixed-use” developments are relayivedw, but it can be observed that
they need a strong core commercial component ableeto grow and maintain a functioning tax
base over the medium to long term. Many of Vickéilage’'s businesses are the second
businesses of restaurants or shops that were sifigicelsewhere in northern Georgia; thus the
owners cannot fall back on a large reserve of ahgfitaced with an economic crisis. The recent

“credit crunch” may have come too soon for Vick¥ilfage, as its commercial center may not
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have had enough time to establish itself beforechrtts began facing a very uncertain
economic future. In the longer run, higher gasgmimay reduce the willingness of people,
especially those who can afford to live elsewh&renake the long commutes reported in Census

Tract 1303, and growth in that area may slow.

Yet it is also possible that Vickery Village wile able to promote a mixed-use approach
in a suburban environment. Access to excellerallschools will continue to serve as a draw, as
can the construction of the planned extension otiiéade Hospital in Forsyth. Vickery
Village’s emphasis on live/work/play, and its mikbmusinesses, may allow it to remain a draw in
the northern suburbs of Atlanta even in the midist bousing and economic downturn.
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Washington, D.C. Area Case Study: Greenbelt, Marylad

Figure 63: Greenbelt Regional Plan (Knepper, 2001)

History

Greenbelt, a city in Prince George’s County, Mamnglawas settled in 1937 as a public
cooperative community, and one of the first prggesftFranklin Roosevelt’'s New Deal
economic recovery program. The plan for Greenat created in 1935, after Rexford Tugwell
left his position at Columbia University to helpaBklin Roosevelt devise a plan for economic
recovery during his 1932 presidential campaign @f®e, 2001). After being elected, Roosevelt
appointed Tugwell in charge of creating the Resetéint Administration to mitigate the effects
of the stock market crash on the country (Knep@&12. The 1935 Resettlement
Administration was an effort to consolidate exigtfederal programs into a single cohesive
program. The Administration created Farm Secukdyninistration and began by creating the
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new “greenbelt town” program, which provided furgliior the creation of new planned
communities across the country. In addition tog@belt, these towns included Greenhills (near
Cincinnati), and Greendale (near Milwaukee). Tuljjsv&lea was to create affordable
communities on cheap land outside current cenfgospmulation, noting in his diary notes on
March 3, 1935, “[m]y idea is to go just outside t&s of population, pick up cheap land, build a
whole new community and entice people into it. Therback to cities and tear down slums and

make parks of them.” (Knepper, 2001, p.15).

Design Vision

Figure 64: Greenbelt Elementary School (Kneppefi130

Tugwell based Greenbelt’s physical design on Claedtein’s plan for Radburn, New
Jersey, which featured blocks with central gresaparation of automobile and pedestrian
traffic, pedestrian underpasses, cul-de-sacs, amkh facing green courtyard spaces—backs
facing the street (Knepper, 2001). Tugwell alsmmporated many of sociologist Clarence
Perry’s ideas of the neighborhood unit. Perry, wiooked with Clarence Stein in the 1920’s in

the Regional Planning Association of America (RPA&nphasized the idea of developing a
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sense of community through design. The RPAA, wimickuded architects, planners, and social
critics rebelling against current models of devatept, focused on combining physical and
social ideals into overall design strategies (Kregp@001). Both Perry and Stein were heavily
involved in this group, which mimicked their ownlpical and social beliefs. Perry’'s
neighborhood unit included a community center amélamentary school that were centrally
located within walking distance from residencesryralso believed that the inclusion of other
neighborhood amenities such as shops and librnares critical in creating a sense of place
within these new planned communities (Knepper, 2001

Streets/Sidewalks/Blocks

Figure 65: Greenbelt Town Center Aerial, 2008
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As previously mentioned, the physical layout of &meelt was based heavily on Stein’s
plan for Radburn, NJ. The goal in Greenbelt wasefgarate of the vehicle and the automobile to
create a safer walking environment for Greenbe#t&dents. Greenbelt was laid out in a system
of superblocks bounded by collector streets witthddock averaging 1000 feet by 600 feet in
dimension (see image above).

Residences were connected to the peripheral cotleetwork by short feeder streets—
each ending in parking areas for the residentiatires. This arrangement prevented any
through traffic from penetrating the superblocksi¢idper, 2001). This large super block format
was intended to push the automobile to the outsidiee block, maintaining the safety and
continuity of the pedestrian network on the inter@ircumscribing the interior of each block
was a myriad of pedestrian footpaths. These pathsect the residential buildings to each other
while connecting each block to the town center. evétpedestrian paths intersected a street,
especially on routes heavily traveled by schoaldebn a tunnel was often created to maintain
complete separation (Knepper, 2001). In factyving the paths from the air, it is apparent that
these paths are generally oriented in the direaifdhe town center—much in the same way
branching streams merge into a river.

In the larger picture, blocks were laid out in asment shape to take advantage of
prevailing summer breezes. This shape embracedwhrecenter area, making the area with its
commercial and institutional amenities walkablalioof the residents of the community

(Knepper, 2001) (see image below).
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Figure 66: Greenbelt Original Plan, 1938 (Knepp2601)

Town Center

Figure 67: Greenbelt Town Center, 1942 (Kneppef130
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Figure 68: Greenbelt Theatre, 2008 (from
http://farm3.static.flickr.com/2165/2210446885 84480a9.jpg)

Figure 69: Greenbelt Swimming Pool, 1939 (Knepgé1l)

The town center of Greenbelt served as the ceftéle community. In 1938, the area
contained a mix of both retail and institutionaésigsee the map below). The core contains two
inward facing buildings housing a variety of snrallail stores. Between the buildings is a plaza
area that serves as the focal point of the towtecenSurrounding the core are two large parking
areas which serve the town center area. In accoedaith RPAA ideals, the town center
contained a bevy of businesses and institutionsregethe daily needs of the residents. Aside
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from retail, uses included a post office, policaisin, community swimming pool, and a
school/community center. From 1960 to 1970, atspunew development occurred in the town
center to accommodate additional growth (see the metow). New neighborhood services
included a library, youth center, grocery storepmipal building, and a variety of professional
offices (Hofstra, 2008). As described in detaithe “Business” portion of this report, the
businesses and institutional uses housed in the ¢tanter are focused on serving the immediate
community. By the 1970s, most of the daily neeidh® community residents could be met
within a 15-minute walk of their homes.

Figure 70: Greenbelt Town Center Development, 1938
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Figure 71: Greenbelt Town Center Development, 19800
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Housing

Figure 72: Brick Veneer Row House, 1936 (Kneppe013

Figure 73: Court of Cinder Block Houses, 1937 (Kpep 2001)

In 1937, there were 885 housing units containetiwithe scope of the initial
development. Of these, 574 were townhomes, 3(8 ware contained within mostly two story

apartment units, and there were also five prefabett detached homes (Knepper, 2001).
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Total Structures 685

Total Dwelling Units 838
Owner Occupied 6
Tenant Occupied 821

Vacant, for sale or for rent 11

Vacant, not for sale or rent -
Total Occupied of Occupied 827

Occupied by Nonwhite 3
Persons per room (total # 604
reporting)
1.51 or more 9
Needing Major repairs or ng 12
private bath *
Needing Major repairs 3
No Private bath 14
Mortgaged ** 4
Average monthly rent in 3206
dollars

Table 45: Greenbelt Housing Information, 1940 (Ush€us, 1940)

Similar to the design of the town center, the hogigionstructed in Greenbelt was also
built in accordance with the RPAA ideas. By conmgnthe physical and social aspects of
planning, the RPAA believed that a cohesive comiyumould be formed. In accordance with
Perry’s Neighborhood Unit, housing units were posid to face each other across loosely
defined central courtyards. The goal was to creaies for social organization, first by building,
then by courtyard, then by the larger super bléakepper, 2001). According to Cathy D.
Knepper'sGreenbelt, Maryland: a Living Legacy of the New Ddais arrangement of buildings
was very successful in forming social groups. Sttes) “[c]hildren tended to play with others in
their row of townhomes. Townhouses facing eaclerdibrmed a court, whose residents
frequently formed social groups...Friendships forragtbng court families remained prominent

in the memories of early residents” (Knepper, 2G018)
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The lead architect on the project was R.J. Wad$waro created a building palate that
could best be described “...as plain and down tdé@fnepper, 2001, p.20). Despite the lack
of architectural flare, the buildings were constedcusing a variety of building materials and
floor plans, which included one, two, and threerbeth units. Units were constructed robustly
to reduce maintenance and replacement costs aadgaslt most of the original structures are
still inhabited today (Knepper, 2001).

Residential parking was handled through a comlonatf on-street parking and off-
street lots tucked in between residential building®mes were oriented with their backs to
these parking areas, as they were to streets grget should be noted that many buildings
were built with no off-street parking directly adgnt, forcing residents to walk a short distance

from their cars.

Green Space/Environmental Response

Figure 74: Greenbelt Aerial View, 1937 (KnepperQ2p
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The most striking feature of Greenbelt is the alaum amount of greenspace scattered
throughout the community. There was a specifiegieshoice to situate major park areas inside
of the residential super blocks, wrapped by hou@fwepper, 2001). This contrasts with
traditional park design paradigm which called farks to be surrounded by streets to give
access to the general public. Given the publianeadf the sidewalk network in Greenbelt and
the de-emphasis on vehicular access, it was sea@ma&geessary and undesirable to locate parks
near streets.

Aside from a few major park areas, the majoritthe grassed areas in the development
is largely unprogrammed, appearing to fill a magsthetic desire than a specific recreational or
ecological need. Though trees were planted somtesplaaingly throughout the project, trees
and hedges were cleverly used to divide yards ralia® fences. During the initial grading of
the project, plants, shrubs, and small trees weeredsand transferred to an onsite nursery for use
in the final landscaping (Knepper, 2001)

To address areas of steep topography, streetsualidihgs were located in flatter areas,
preserving areas of more difficult terrain as mstvoodlands. These forest spaces also serve as
visual buffers between residential and non-residenses and high traffic arterials (Knepper,
2001).

Business
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Figure 75: Greenbelt Cooperative Grocery Store (pmer, 2001)

Cooperatives
Tugwell created Greenbelt's commercial areas irfdhm of cooperatives, which were

also a large part of other aspects of New DealgplanAugust 1937 the Consumer Distribution
Corporation (CDC), an organization founded by Bostepartment store merchant Edward
Filene to establish cooperative enterprise, le&egnbelt's commercial center from the
government. The CDC, which was funded by Fileneyigied both funds and advice on the
formation of business cooperatives. Individuatsiiested in the commercial area created the
Cooperative Organizing Committee (COC) in ordedétermine what cooperatives to create.
They developed a credit union, a barbershop, atgéien, a supermarket, a drugstore, and a
theater. In 1938, the COC began to sell sharesan tesidents, which would create Greenbelt
Consumer Services, Inc., established as a legi#y @ntl940. Residents most active in the
formation of coops were typically the ones that Bwto Greenbelt specifically because of the
use of coops (Knepper, 2001).

This cooperative structure also extended beyondwential businesses to the provision
of community services necessary in the then rutacB George’s County. The Greenbelt
Health Association formed in 1938, soliciting memsiroughout the community to pay a
monthly fee for medical needs, establishing a Hee@knter which opened in 1938. By 1939, a

small hospital had begun to operate in several etes row houses. Similarly, interested
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parents created a kindergarten in the area (dintteethe state of Maryland did not provide
education before first grade). Residents also wibtkeset up a public library and bus
transportation between Greenbelt and the town oivige, where there was a streetcar line to
downtown Washington, DC. Greenbelt residents wesgumental in creating organizations,
businesses, clubs, and athletic groups to suit tlesids at that time. This is still true for today
(Knepper, 2001).

Greenbelt's Commercial Area Today

Today, Greenbelt's commercial area is stable, @ittotal establishments, and only one
current vacancy. Of the 31, 10% are national chanustly franchises, and 90% are locally
owned. The designation of Greenbelt's commercieh as a historic designation has also served
to strengthen its economic base (Knepper, 2001 .table below shows Greenbelt’s current

business distribution.
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Table 46: Greenbelt Businesses, 2008

Greenbelt's First Residents

Interest in the project grew as a result of thesine press coverage of the unique
physical design and cooperative scheme of the camynBy March 10, 1937, more than
350,000 people had visited Greenbelt, many vegrésted in renting property. The city
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manager at the time, Roy Braden, planned to plutieal residents from the greater Washington
Area, though word of mouth advertising. After isgya press release on September 2, 1937,
which included information about whom was eligitdeapply, the Farm Security Administration
(FSA) began to carefully organize how to handlegkigected interest. In response, the FSA
hired a staff of thirty to interview the more tha700 residents that had expressed interest in
living in the available units. The admissions pgxwas extremely stringent, forcing interested
families into participating in a long process tdadmine if they met the necessary criteria for

admission (Knepper, 2001).

Income Limits*

$1,100-
Family of four 2,000

$1,200-
Family of five 2,100

Family size**
Only families of six
or less

Ag e***

Heads of families must be 21+
Quotas for Regional
Distribution****
District of Columbia| 80%
Virginia 10%
Maryland 10%
Quotas for Occupations
Federal Government 50%

D.C. government 5%

Non-government 45%
Quotas for Religion *****

Protestant 59%

Roman Catholic 34%

Jewish 7%

Table 47: Criteria for Admission to Greenbelt (Kpep, 2001)

*The Resettlement administration had originallyrplad for Greenbelt to be “low income,” but
later altered this to “modest income.” Those witbdmes $50 above or below these limits were
also accepted.

**Because of the small size of the units, only fiesi of six or less could be accepted.
***Heads of families had to be at least twenty ge@rs old, and families with young children
were given priority
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**** The administration was interested in creatiagcommunity that would be representative of
a cross section of the Washington, D.C. region.

***%* |n an effort to ensure against religious dismination, religious quotas were developed
that were based on the 1926 religious census.

Racial Distribution
Only white residents were included in the origipkan for Greenbelt, drawing much

criticism. However, Greenbelt’s original plan indkd a separate area, about a third of the size of
Greenbelt, to be created for African American faesil However, after the development of a low
cost housing project by the Public Works Administna, the idea for the project was discarded
(Knepper, 2001).

Additional Criteria

In addition to meeting the previously mentionedetia, those interested in living in
Greenbelt had to “meet objectives of the commumigmely to raise their standard of living by
taking advantage of the improved living conditiaiered; as well as to participate in a
cooperative-minded community for the mutual advgetaf the group both from the economic
and social standpoints” (Knepper, 2001, p.33) bleoto meet this criteria, those interested were
subject to a home interview, which was meant temeine if the family was “stable” and in
need of housing, as well as to determine if thellfaomderstood the overall goals of the
Greenbelt project.

Although Greenbelt’s first residents appear (basethe table below) to be extremely
homogenous, a sharp division between liberal amd@watives existed in the early years of the
town. The liberal residents, who were largely cosga of families with young children, were
heavily involved in the formation of civic assodtats and cooperatives, while conservative
residents, often veterans of World War | with oldeildren, formed one of the largest American
Legion chapters on the East Coast (Knepper, 2001).
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Table 48: Greenbelt Population, Race, and Housiagal1940-2000 (US Census, 1940-2000)

1940-1950: Greenbelt’s early years

Between 1940 and 1950, Greenbelt's population greéd#o, from 2,831 residents in
1940 to 7,074 in 1950 (U.S. Census Bureau). Afterdompletion of the first homes in 1941, the
town began to grow rapidly, creating the largegiytation in Prince George’s County (Knepper,
2001). In addition, World War 1l resulted in an alsh constant turnover of Greenbelt’s
population, about 33% between 1941 and 1942 (UeBs@s Bureau). These population shifts,
resulted in turmoil in community groups, as manyhef residents that had been presiding over
community organizations moved away. However, reggglattempted to adjust to changes,
maintaining the cooperatives and other organizattbat provided the community with an
identity, which was difficult during the wartime as. World War Il also prompted the
construction of a new northern end of town thateased population in 1941 (Knepper. 2001).

After World War Il, the FSA, whose demise had bedunng the war, ended altogether,
representing a considerable shift in federal at@tiOwnership over Greenbelt was transferred to
the Federal Public Housing Authority (FPHA) (Knepd001). Greenbelt, which was once seen
as a great social experiment, was becoming a ‘@adle of houses that the government no
longer wished to own” (Knepper 2001, p.82), andgbeernment began to work to find a new
owner for not only Greenbelt, but the other towreated through the same program. At this
time, Clarence Stein became involved in the caatsempting to ensure that the sale of the
towns included the preservation and extensionaif thriginal design. Public Law 65, signed on

May 19, 1949, allowed for the transfer of greenb®ins to private owners (Knepper, 2001).

1950-1960: Greenbelt is sold
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In the years that followed World War Il, the Unit8thtes changed dramatically,
focusing its attention inward and become heaviyesied in strategies for defense. These
changes affected Greenbelt considerably. Aftetthiked States House of Representatives
launched an investigation into cooperatives, theeganent secretly made plans to sell the town,
which did not accomplish until after the Korean WEine town was branded socialist or
communist, and was dragged into the growing Mc@asth pervading the country at the time
(Knepper, 2001). Although residents responded loglingy together, forging a unified identity,
and becoming more involved in community life, paidn growth during this period was
relatively stagnant; only 6% between 1950 and 1@68. Census Bureau).

The government continued to attempt to find a bdigeGreenbelt. In 1952, residents
began to organize over the right to purchase timmes as a group. When it became clear that
the government wished to sell Greenbelt to a vetergroup, Greenbelt's Mutual Housing
Association (GMHA), originally formed in 1946, medjinto a new group, the Greenbelt
Veteran’s Housing Corporation. This new group, WHiad an initial membership of 1,200,
created their own plan for the city’s future follmg a similar trajectory to the original Greenbelt
model (Knepper, 2001).

On December 30, 1952, the GMHA purchased 1,580licye and 709 acres of vacant
land. The government also sold 310 apartments atgharbut 60 were then purchased by
GMHA in 1953 along with 60 garages. In 1954, theotercial area was sold to the highest
bidder, and 1,362 acres were transferred to thed®ent of the Interior, creating the Greenbelt
National Park. In total, Greenbelt sold for $8,983, (Knepper, 2001).

In addition to the little growth seen during tdiscade, a considerable shuffling of
population took place after Greenbelt’s sale. Fasilooking to upgrade, moved to larger
homes, while those who disliked the cooperativeogphere, planned to relocate elsewhere. The
sale led to an infusion of new residents who worketively to band together over community
interests (Knepper, 2001). “Greenbelters” begaadjast to life without the presence of the

federal government.

1960-1970: Coping With Changes
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When faced with pressures for additional develogrearGreenbelt’'s remaining 60
acres of vacant land, Greenbelt residents weretalleme together to fight the influx of
traditional suburban development. Knepper notessitients wished to maintain the original
tenets of Greenbelt’'s design, with emphasis omé&ighborhood unit and a walking community,
surrounded by a belt of green” (2001, p.123). Awisory planning board consisting of citizens
was formed in 1961 to discuss the form of futureetigoment. They decided that new
development should take the form of single faméyadhed housing to increase the diversity of
housing choices in their community (Knepper, 2001).

Other new developments, including the Beltway i64,%n indoor shopping center (on
Greenbelt Road west of the Beltway) and 3,000 ganitlen apartment complex, also followed
the principles of Greenbelt and were welcomed leyctmmunity as a result. The board also
argued for infill development in the existing towenter area as opposed to peripheral
development. This event acted to strengthen the aiothe community rather than leading to its
dissolution. By 1969, the Maryland-National CapRark and Planning Commission officially
adopted the College Park-Greenbelt and Vicinity téiaBlan, which estimated Greenbelt’s
population to grow to 40,000 with 13,500 dwellingts (Knepper, 2001).

Throughout the 1960s there were constant atterapgisdtroy Greenbelt’s principles.
However, in most instances the community was ablenhd together to fight back against it to
maintain its original vision (Knepper, 2001). Tlghuthe community was successful in
maintaining the dream of Greenbelt, new developroéeh took a much denser form than the
original core. The original idea of Greenbelt ajpash dramatically during this era, which can be
seen by not only by the growth in residential depetent, but also through the expanding
population. Between 1960 and 1970, Greenbelt gd394d, from 7,479 in 1960 to 18,199 in
1970 (U.S. Census Bureau).

1970-1980: Greenbelt Continues to fight development

Between 1970 and 1980, Greenbelt continued to resfmwthe both physical changes,
and shifts in demographics. During this time, Ghadt's population shrank 5%, from 18,199 in
1970 to 17,332 in 1980. However, the racial makafupe city changed dramatically, with only
African American residents making up 1% of the gapan in 1970 to over 10% in 1980. This
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decade also saw a growth of both Asian and Hispasidents (U.S. Census Bureau). These
groups would continue to grow into the future. Tluenber of housing units also grew during
this decade, a direct result of the increase irldgment and the simultaneous increase in
nonfamily households (160% between 1970 and 19&6j 6,519 in 1970 to 8,005 in 1980
(U.S. Census Bureau, Knepper, 2001).

During the 1970’s and 1980’s, the city council abgel to all new construction, citing the
fact that the roads were used well beyond capaaitiipough developers ignored these protests, a
state moratorium on new sewer hookups from 197®%Y halted growth, resulting in difficulty
obtaining building permits for developers. In 19#& owners of Springhill Lake, began
construction on five 10 story office buildings am@00 room motor inn with a convention center

on thirty two acres (Knepper, 2001).

1980-1990: Continued growth

During this decade, residents of Greenbelt anaitigeadministration continued to thwart
unwanted development while pursuing growth that iwasccordance with local principles.
Greenbelt grew 22%, from 17,332 to 21,096 in 198@ddition, the city continued to diversify.
By 1990, 19% of the population was African Americauith the Asian and Hispanic populations
growing as well (U.S. Census Bureau). The 1980is Gaeenbelt’s borders grow, as
neighboring developments sought annexation to Gelerin response, the city annexed the area
south of the city along with a neighboring shoppiegter and trade center. However, this new
larger city continued to emphasize the importarfagr@en space, purchasing additional land for

green space during this decade.

1990-Present

This decade saw little population growth in Grednlomly about 2% between 1990 and
2000. However, this decade saw Greenbelt growiagasingly diverse. In 2000, 41% of the
population was African American, from 19% in 199Mich is reflective of the larger population
(U.S. Census Bureau). The opening of the Green afitiee Metro (Washington D.C.’s subway
system) in 1993, provided an easy link between @rek and downtown Washington. A shuttle
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bus also stops at the Metro station and circuldiesighout the city. This new transit was

helpful in promoting the need to link the city toiger physically.

Greenbelt Today:
T otal Population 21,456 3 % Total Pop. 16+ 17,324
<
Male 48% g % Employed 71.3%
3°
Female 52% % % Unemployed 3.0%
Under 18 2% 55 |NotinLabor Force 25%
Over 65 7% Unemploymert Rate 3.0
> T otal Housing Units 10,146 Total Households 9,300
(&)
S % Occuwpied 92% ‘g 1-person household 35%
R =]
= 3
\Vacant 8% - 2-person household 30%
% 3-person household 17%
%]
3 4-person household 11%
I
5-or more person household 8%

Table 49: Greenbelt Demographic Information, 200& (Census, 2000)

Year | Population
2000 | 21,456
2001 | 21,625
2002 | 21,809
2003 | 21,914
2004 | 21,967
2005 | 21,942
2006 | 21,780
2007 | 21,559

Table 50: Greenbelt Population Estimates 2000-2€§t7 (US Census, 2000-2007)
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%
Year | 65+ Total Population
1940| 1% 2,831
1950 1.2% | 7,074
1960 2.7% | 7,479
1970 3.3% | 18,199
1980| 5.8% | 17,332
1990 6.5% | 21,096
2000| 6.7% | 21,942

Table 51: Greenbelt Population Over 65, 1940-2008 Census, 1940-2000)

Although Greenbelt’s population and racial disttibos have shifted since its inception,
the overall makeup of Greenbelt has not changediderably. The 2000 census shows
Greenbelt’s population at 21,456, with most resisemder 65 and a large percentage of school-
age children; 22% of residents are under 18 angl @1l of residents are over 65. This number
has grown steadily since 1940, representativeehtn-transitory nature of Greenbelt’s
residents who often choose to remain in the arearf@xtended period of time. Because
Greenbelt offers life-cycle housing options, residecan upgrade or downgrade their residences,
while still remaining within Greenbelt’'s border&reenbelt’s 2007 population is estimated to be
21,559, a slight growth from 2000. This low growdéte can be attributed to the lessening
interest in suburban communities occurring natignathich is a direct result of the back to the
city movement spurring population decline in manlwban areas. Greenbelt is experiencing
out migration. Its population is aging; residents dying, and those older children are moving

out of the area.

American
Black | White | Asian | Hispanic| Indian

1940 | 0% 100% | - - -
1950 | 0% 100% | - - -
1960 [ 0% 100% | - - -
1970 | 1.2% | 97.9% - - -
1980 |9.9% [ 81.9% 2.5% [ 2.2% -
1990 | 19.4%]( 66.4%]| 9% 3.8% 0.2%
2000 [ 40.8%| 37.2%]| 12.1%| 6.4% 0.2%

Friendship Village Studio Fall 2008 « Appendix: @&a8tudies in Detail « Page 173



Table 52 Greenbelt Racial Makeup, 19-2000 (US Census, 1940-2000)

Greenbelt is becoming increasingly diverse. In2880 Census, 40.8% of residents w
African American, while 37.2% were White. This shif racial distribution has occurrt
primarily between 1990 and 2000, in accordance thighoverall shift in raci distribution in the
Washington, D.C. region as a whole. The chart apatéh is based on the 2000 Census, sk

Greenbelt diversifying since its inceptic

50%
45%,
40% 37%
35%
30%
25% 22%
20% 17% -
15% 12% 12%
10%
5%
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Figure 76 Greenbelt Income Distribution, 20 (US Census, 2000)

Greenbelt is largely middle class, with the 2000€Les showing a Median Househ:
Income of $46,328 and a Per Capita Inc® of $ 25,236. Its unemployment rate of 3% is lo
than the region’s unemployment rate of 4.* and considerably lower than therrent national
rate of 6%

Although, 10% of Greenbelt’s residents live beldw poverty line, this rate is mu
lower than the national rate of 12.5% for 2007, tigher than the 2005 rate for Prince Geor:

% Per Capita Income, which is generally consideredamrate indicator for the wealth of a locatigredifically
represents what each citizen receives of the y@artyme generated in the count

* Rate based on August 2008 Washin-Arlington-Alexandria, DC-VA-MDWV Metropolitan Statistical Arez
Bureau of Labor Statistics’ Unemployment RatesM@tropolitan Areas. Accessed October 12, 2008 1
http://www.bls.gov/web/laummtrk.htm

® Based on the Bureau of Labor Statistics reporStptember 20(
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County’, which was 8.3%. 37% of Greenhresidents earn between $25,000 and $50,(
year, with only 12% earning more than $100,000ax.

In 2000, Greenbelt's Median Home Value was $121", with smaller household siz
than the national average: 35% of residents liunngne person houselds and 30% in tw
person households. This overall trend in Greenbeéflective of many older families th
comprise Greenbelt’s longtime residents, as wethasttractiveness of Greenbelt for retir

and young singles seeking affordable housirtions in the Washington, D.C. are

50%
45%
40%
35%
30% 26%

24%

25% 1%
20% 6%
15%
10% 8%
|l I
0%

Less than High High School Some College Bachelors Post Bachelors
School Diploma Degree Degree

Figure 77 Greenbelt Educational Attainment, 2000 (US Cen2080

For a middle class city, Greenbelt is educate@0P0, 24% of its residents have ear
Bachelor’s degrees and 16% acsidents held Post Bachelor's Degrees. This statsin be
attributed to the large number of government walemmuting from Greenbelt to jobs
Washington, D.C. The table above is based on tB8 26nsus and shows Greenbe

educational attainment.

€ 2005 American Community Survey
" In a recent search, single family homes in Gregnbeile listed at around $430,000 or more, with themes an
condos listed at $350,000 or more.
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Figure 78 Greenbelt Occupational Groups, 2000 (US Cens080;

Of the 71% of employed Greenbelt residents, 49%kwomanagement, profession
and related occupations. Sales and office ocaupagmploy over 27%, and 1. are employed
in the service industry. The table above shows patonal groups in Greenbelt based on
2000 Census.

Total Student | % Free and
Name Teacher Reduced | Grades
Enrollment !
Ratio Lunch
Eleanor Roosevelt Hig 2902 21.2 17% 9-12
Greenbelt Elementa 541 15.9 32% K-6
Greenbelt Middle Scho 946 15.8 50% 6-8
Springhill Lake 674 10.9 63% K-5
Elementary

Table 53 Greenbelt Public Schools, 2008 (Prince Georgesii@y Department of Educatic

Greenbelt originally had a cooperative school,Geater School, which was designec
be a center for innovative learning. The schoasetbduring the 1970’s. Today, residents
send their children to Prince George’s County pusdhools in zone 2 vich include Greenbe

Elementary School, Greenbelt Middle School, andrfgpill Lake Elementary School, all tc
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rated public schools. The table above shows Gedesalpublic school options. In 2007, Eleanor

Roosevelt High School’s graduation rate was 90%h wi2.3% dropout rate.

Urban Design Lessons Learned

Separation of Streets from Sidewalks
From an urban design perspective, there are sorjee feasons to be learned by the

unique transportation infrastructure of Greenb®thile pedestrian safety is increased, a
significant downside to dividing vehicular traffiom pedestrian traffic is the reduction in
“pass-by” traffic. By splitting the two modes oifs, traffic counts at key intersections are
lower than in a scenario where pedestrians andhkeshshare a common network. In addition,
the sheer number of pathways reduces the condenttpedestrian trips on any single route.
This effectively eliminates the demand for commedrases outside the town center, where the
routes do ultimately converge.

This layout also essentially eliminates the po$igitaf change of use over time. As
mentioned in the previous section, the town cestdre only area that receives a concentration
of both the vehicular and pedestrian traffic. Tlhigout basically precludes the development of
commercial areas outside of the town center coretfaxibility that could hamper future
increases in population in the area.

There is an additional concern about safety relaidlis separation of modes of
transportation. Drivers are no longer in the posito keep a watchful eye on the pedestrian
pathways. At lower traffic periods of the day, @mueild imagine the feeling of isolation

experienced on these pathways.

Greenspace
Greenbelt truly lives up to its name by providatarge amount of greenspace

throughout the community. The precise program wiggority of these spaces is; however, often
unclear. What is the point of the greenspace? #/needs is it serving? It seems clear given
the era that Greenbelt was built, that there wasian that was inherently anti-urban and pro-
countryside. The notion that greenspace would teadproductive, civil, and healthy life was

cherished at the time.
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The design of Greenbelt, however, did not haveffatteve “eco-friendly” design
program as we define it today. Buildings are sprzenly throughout the development in an
unclustered fashion, with the space between fikdd mostly grassed areas. Aside from the
woodland buffer that was preserved adjacent tamate Washington Parkway, the tree canopy

of Greenbelt is weak, with trees used more forhestist aims rather than ecological.

Population and Economy
Greenbelt’s population was originally socially emegred to be relatively homogenous,

creating a stable population base divorced of heeias. This makeup allowed for the creation
and success of its cooperative program, as welbasgibuted to the population’s distinct sense
of community, which has remained intact in the pnésResidents are still committed to the
overall idea of Greenbelt, a place where resideasenjoy affordable housing options, local
amenities, and green space, all within a closeipnibxto a bustling metropolis. Greenbelt offers
life-cycle housing, allowing residents to upgradelowngrade their residents, while still
remaining within the same geographic space, antireong to build its stable population base
with many long time residents. Although Greenbgltgulation has grown considerably since
its inception, undergoing many changes in the p@astyears, the general socioeconomic
distribution has remained relatively stagnant. Tomsbination of affordable housing options,
commercial amenities, and a relatively stable pajrh base has fostered a stable environment.
As a result, Greenbelt is relatively free of therhrchical relationships that typically permeate
city life, allowing for little disruption in Greermit’'s economic status.

Historic District
The designation of Greenbelt’'s commercial arealastaric district has also served to

strengthen the community’s economic position.
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Washington, D.C. Area Case Study: Reston, Virginia

History/Background

In the creation of Reston, Virginia, these arerttegor goals: 1. That the widest
choice of opportunities be made available for tileuse of leisure time. This
means that the New Town should provide a wide rarfigeltural and
recreational facilities as well as an environmentdrivacy. 2. That it be possible
for anyone to remain in a single neighborhood tghmut his life, uprooting
being neither inevitable nor always desirable. Byvling the fullest range of
housing styles and prices—from high-rise efficiesdio 6-bedroom townhouses
and detached houses—housing needs can be meaagety vf income levels and
at different stages of family life. This kind of xture permits residents to remain
rooted in the community if they so choose—as thatrticular housing needs
change. As a by-product, this also results in #terdogeneity that spells a lively
and varied community. 3. That the importance agaith of each individual be
the focal point for all planning, and take precexefor large-scale concepts. 4.
That the people be able to live and work in theesaommunity. 5. That
commercial, cultural and recreational facilitiesrbade available to the residents
from the outset of the development—not years |&efhat beauty—structural
and natural—is a necessity of the good life andikhbe fostered. 7. Since
Reston is being developed from private enterpiserder to be completed as
conceived it must also, of course, be a finanaiatsss.

Robert E. Simon, 1962 (Reston Historic Trust, 2008)

Reston, Virginia, is a planned development locatettie northernmost portion of
Virginia in Fairfax County, 18 miles west of Waspian D.C. (Davis, 1987). Originally
farmland, the 7,300 acre was purchased in 1961dbeR E. Simon. From the beginning,
Reston was conceived of as a planned communitygdaathrevolutionizing post World War li

concepts of land use and development in Ameridze driginal goal was to build a diverse

community of 75,000 residents. This number hakrsiil been reached.

Design Vision
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Figure 79 Reston, Virginia, 196(Reston Archives, George Mason University)
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Figure 80: Reston Schematic Plan, 1963 (Bloom, 2001

Reston was conceived of as a large master planneglapment featuring seven distinct
communities, each focused inward on a town cefitéreacore. Development was clustered at
higher densities to preserve large areas of pestioodland areas. In essence, the designers
wanted to create an urbanized suburb which offdre@menities of the city while stressing the
peace and serenity of the country (Bloom, 2001}idmtial and commercial uses were mixed in
a compact town center and specific areas weresglg gor industry, recreation, education
(Reston Historic Trust, 2008). A major goal of tttenmunity was to have life cycle housing
which would allow residents to stay in the commuyiais they age (Lerner, 2000). In Reston, a
resident would be able to move from a rental hoore townhome to a single family detached
home without having to leave (Davis, 1987). Iniadd, Simon envisioned a community where

people could choose to work close to their homesiding arduous commutes to D.C. (Lerner,
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2000). The project was egalitarian in that alldests with equal access to the scenic beauty of

the community regardless of income level.

To execute the plan, Simon contracted James Rauss@onklin and Roussant to serve
as architect and planner (Community, 2008). Rathen starting with a physical plan, Roussant
began by developing a program for Reston. Thraligtussions with prospective buyers, a
vision of a community was formed splicing convengdbsuburbia with radical garden city and
new town concepts (Bloom, 2001). Similar to Radbiew Jersey which was built in 1929,
individual yards and alleyways were replaced watlyé common green areas. Unlike Radburn,
Roussant emphasized the preservation of the existhtdscape as opposed to the installation of
manicured lawns (Bloom, 2001). In addition, rattiem placing the schools in town center
areas as in Greenbelt, Maryland, they would béénperiphery but still easily accessible by

foot. The town center was strictly reserved fomagercial, cultural, and recreational uses.

The Lake Anne Plaza town center was opened on Deeed, 1965 and was followed,
in chronological order, by Hunters Woods, Tall Qaksuth Lakes, and North Point. A sixth
“village” was envisioned as a downtown area, whigs developed from 2000 to 2001(Reston
Historic Trust, 2008). A seventh village was nesgalized. Each village was envisioned as
featuring a specific type of recreation—in the cakkake Anne, it was sailing and fishing.
Recreational programs for the other four villageagrwere never fully realized, and it is
debatable whether the program for Lake Anne wasesstully executed (Bloom, 2001). The
design of Lake Anne was; however, by far the modtitious of the five village plans in keeping

with new town design scheme (Bloom, 2001).

Streets/Sidewalks/Blocks
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Figure 81: Lake Anne Village

The defining design feature of Reston relates eécstiperblock pattern employed in all
five villages. As compared to the superblocks thuimGreenbelt, Maryland and Radburn, New
Jersey, the blocks in Lake Anne Village are exceydily large. In fact, in looking at the village
area, not a single block can be easily distinguigsee Figure 91). Fairway Drive and North
Shore Drive form the collector streets of the \g#abut at no point do they connect with other
roads forming a complete block. Local roads spodiuof these collectors but in only a few
instances do the loop back to form a continuouwsidir

The key design feature of Reston is the immensesysf pedestrian paths, tunnels,
bridges which were designed to the pedestrian trevehicle (Reston Historic Trust, 2008).
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These paths snake through the development, kedstance from streets and contributing to a
deep woods feel (Lerner 2000). In fact, few @& #nterial roads are accompanied by sidewalks,
keeping with the vision of separating the two moaesansportation. This highly connected
network allows residents to bike to the Reston T@enter in 15 minutes from any of the 5
surrounding communities (Reston Historic Trust,&00

The intent of the transportation network of Regtoquite clear. The private automobile
was intended to transport people out of the vikaigeoutlying areas of employment. Once
inside, trips were meant to be taken on foot uifzover 50 miles of walkways and bike paths
(Davis, 1987). To drive from one residence to hangtor from one residence to the town center,
would more often than not, require a trip whosegtbrwas at least twice as long as walking.
This design program was aimed at prompting resgienkeave their car at home when making
local trips. Furthermore, by providing overheaghting to the pathways rather than the
roadways, even the lighting scheme was gearecetien mentality where the pedestrian was
given priority (Simon, 2001).

It must be stressed that the intent of Reston wasommake the private automobile
obsolete, but to make short local trips to the te@enter, to a neighbor’'s home, or to school
easily accessible by foot. In fact, the masten glalled for a new highway to be constructed
through the center of the community to create opmities for traditional office park
development. Highway 267 was constructed conctlyrenth the development, flanked on both
sides by office park development providing emplogib@pportunities for Reston’s residents.

As a side note, Simon and his consulting team évekan innovative approach to
signage in Reston. As opposed to using text tanandwvigation, semiotic signage was used
where symbols were replaced by words (Bloom, 2p(5). Everything from parks and tennis
centers to the town center pharmacy were represeisiag graphic representations.

Town Center

Lake Anne Plaza was the first village center tdb#t and was designed as a modern
reinterpretation of the coastal town of Portofiltaly (Bloom, 2001). The buildings are tightly
slung around a hardscaped plaza which embracesawnialet from a lake built as part of the
development (Davis, 1987). According to Davis; ‘fdahan just a shopping center, the brick
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plaza today has the feel of a college campus mall¢own. Groceries can be bought at the
Fresh Value store, readers can browse at the Usekl Bhop or check out books at the Carter
Glass Library, diners can savor steamed musselpiandta al limone at the Il Cigno restaurant
and worshippers can attend services at the Wasimrigjaza Baptist Church” (Davis, 1987).

The buildings in Lake Anne are mostly three stomelseight and were designed with a
modern, concrete architectural palate. Each cosigtiound level retail with two stories of
mixed residential condos and apartments abovaddiition, one sixteen story residential tower
was constructed at the southern end of the towteceffo maintain the home town/pedestrian
appeal, the parking lot serving the center wastipo&d outside the plaza area (Davis, 1987).
Unfortunately, the Lake Anne village center failadhe 1970s due to the perceived distance of
the parking from the stores, though competitiomfrsurrounding retailers and poor management

is also credited with the decline (Bloom, 2001).

Figure 82: Lake Anne Plaza, 1960s (George Masorvéisity)

Lake Anne Village was the first business centeretteped in Reston. Businesses in Lake
Anne were originally commissioned directly by Rdif&mon, who was very well connected in
the commercial real estate business. As a wayttoedusinesses to Reston, Simon promised
that the city’s population would grow quickly, ctieg a stable economic base for potential
businesses. Original businesses included the Laé&édiarmacy, which is still in operation with
an old fashioned lunch counter, Jewels Hair StyBsutique Daniela, and Cardwright Books
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and Cards. Originally Safeway opened as an anaiogegy store in the Plaza, but eventually
moved outside of Reston entirely. After Safewayetbin the 1980’s, a smaller version of the
Reston Community Center opened in its place that aiers activities to members of the
community as well as arts events. Originally, tihezR also had a public space available for the
Reston Arts Council, but now that space is a pehaat gallery. There is also one original
restaurant that has changed ownership multiplestiover the years (D. Slater, Personal

Communication, September 12, 2008).

During the 1980’s and 1990’s, Lake Anne experiersigdificant decline. In 1983, Lake

Anne Village, which includes Lake Anne Plaza reedia historic designation based on its role
as “the internationally recognizable symbol of Restas well as a way to improve its
commercial activity (Bloom 2001, p. 98). Howevieake Anne’s mixed use buildings were
products of the 1960’s and not designed to lasirfore than thirty years. The area underwent
major renovations in 1995 and 1996, which weredilagea loan from the U.S. Department of
Housing and Urban Development (Bloom 2001, 981987, the Reston Community
Reinvestment Corporation (RCRC) began as a nopifofit corporation committed to promoting
the economic and social vitality of Reston’s agiognmercial and residential neighborhoods. In
1998, Lake Anne was named a Revitalization Are&diyfax County. As Lake Anne’s
commercial vitality began to wane, RCRC steppett iprotect and promote it. In 2004, RCRC
was recognized as officially representing the LAkee Village Revitalization Area, and began
to actively work to turn the area around. In anrojatter released in 2005, RCRC cites the
following reasons for Lake Anne’s decline:

The population densities for the neighborhood weneer realized. Originally six high rise

residential buildings were planned within walkinigtence, but only one was constructed.

Because of the anticipation of this pedestriarfitrafake Anne was given less parking,

making it harder to access by car.

When the center was sold in 1980, control of manalgenarketing, and commercial

operations were lost.

Other Reston village centers were constructed duhis period, which were each anchored

on larger supermarkets, reducing the number obousts to Lake Anne
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Other dining options developed in the Town Centeerts cliental from the Plaza. However,
the overall ambiance and lake views continue tavanastomers to the Plaza (Fairfax
County, 2008).

Through community efforts and the support of Fai@ounty, Lake Anne Village is well
on its way toward revitalization. Currently, RCReros procedural and financial assistance to
property owners within the area to ensure theicess. In 2005, RCRC held focus groups and
public meetings to establish a dialogue among iffecommunity groups to understand and
identify shared community values of residents, mants, developers, and community groups on
Lake Anne’s future. A three day design charretts alao held to explore how this shared vision
could be incorporated into the areas future. B72@n RFP was issued inviting urban designers
to submit proposals for Lake Anne’s revitalizatidn. addition, new residential, commercial,
retail, and parking is planned for the future toydde a sustainable mix of uses (Fairfax County,
2008).

Currently Lake Anne Plaza is privately owned ama &as a condominium project. The
condominium association provides maintenance tdtileings and grounds. The physical
layout of the Plaza has not changed at all oves;tilme commercial area is still located on the
bottom floor of two story townhomes. Each busintekes up about 1,100 square feet (D. Slater,
Personal Communication, September 18, 2008). ARedton’s businesses are local, as the Plaza
does not allow commercial chains. 31 businessekjdimg a few restaurants, the original
Pharmacy, which now contains a U.S. Post Office Reston Museum and Shop, and a coffee
shop are located in Lake Anne Plaza. Currentlyy onk storefront is vacant. Below is a

breakdown of business activity currently takinggelén Lake Anne Plaza.
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Name BBB Category

Reston Art Gallery & Studios Arts & Entertainment

Reston Museum & Shop Arts & Entertainment
Business & Professional

Eco Screen Printers Services

Reston Community Center at Lake

Anne Plaza Community & Government

Washington Plaza Baptist Churclh  Community & Goveznti

TLC 4 KIDS Children's Center Educational Services

Café Montmartre Food & Dining

Jasmine Café Food & Dining

La Kasbah Restaurant Food & Dining

Lake Anne Coffee House Food & Dining

Lakeside Cafée Food & Dining

Tavern on the Lake Food & Dining

Chesapeake Chocolates Food & Dining

La Villa Market Food & Dining

24-7 Express Market Food & Dining

Lake Anne Florist Home & Garden

Millennium Bank Legal & Financial

small change Legal & Financial

TAX-MAN Legal & Financial

The Design Studio Media & Communicatiorjs

Lake Anne Hair Design & Barber| Personal Care & ®ew

Lake Mart Center Personal Care & Servicgs

Lakeside Pharmacy & Post Office  Personal Care &iSes

Nail Palace Personal Care & Servicep

Salon Chakra Personal Care & Servicgs

Wellspring Mind Body LLC Personal Care & Services

Thompson Group Realty Real Estate

Oganes Jewelers Shopping

Reston’s Used Book Shop Shopping

Vogue to Vintage Shopping

Body By Geoff Health & Fitness

Studio Sports & Recreation

Table 54: Lake Anne Plaza Businesses, 2008

Note: Business Classification is based on the B8tisiness Bureau’s Classification System
(http://search.bbb.org/BrowseCategories.aspx
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Although Lake Anne’s commercial area has experiémzzxline since 1980, it appear
be on the upswing. Its overall ambiance continoedraw customers to the Plaza, as we
residents to the condominiums. In addition, sit€eesignation as a historic area in 1¢
support for Lake Anne Plaza has grown quickly, enguthat Lake /mnne Plaza will not die a
untimely death.

Unfortunately, the town village areas of the foulages built after Lake Anne do not shi
the progressive design scheme focusing on pubdicespnd the pedestrian experience. Ht
Point, for example, was a@lly redesigned in the 1990 to be more accomnmagl&d the
automobile. Other town centers were simply desigaeconventional suburban shopg

centers—albeit well connected via a complex path networ&gt@n Historic Trust, 200¢

Housing

Figure 83 Reston Town Houses (Bloom, 2(

Outside of the town center, most of the housing stownhome format. In fact, tl
Lake Anne community was the first to successfutipiement clustered townhome hous
outside of an urbaarea (Lerner, 2000). The original goal was to ter@amix of 70%
townhomes, 15% single family detached homes, aftl dartments (Bloom, 2001, p.2:
Units are grouped into dense bunches, generatheatnd of dead end streets. Rather
clusterirg density near the town center in a more conveatiorban format, the clusters we
scattered throughout the project surrounded bystedegreenspace (Bloom, 2001). The clus

are linked via an immense system of pedestriarwaath, snaking througlhe preserved fore
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land. The townhomes are cubist in style and aented towards the surrounding greenspace to
achieve a “naturalist” look. The homes featureegens porch areas facing the greenspace. The
“back” sides of the units face the access streeis feature drive under access for parking.

Unique for the time, a number of famous architeege contracted to develop distinctive
architectural palates for each cluster in a modesign program. Strict covenants were also put
in place to govern everything from house coloraodymaintenance to architectural style,
ensuring a high quality aesthetic environment. ddhately, the bold design scheme of the
residences was a substantial reason why the wiitke popular as a tourist destinations, did not
sell very well at the beginning. The slow saletake Anne Village caused the main backer of
the project, Gulf Oil, to take control of the projen 1967 and revert back to a more
conventional garden style apartment housing foreheaining four villages (Bloom, 2001, p.26-
27).

Greenspace/Environmental Response

Reston was designed with a conscious effort toomdpo the natural environment
through design (Davis, 1987). As mentioned earbgrtightly clustering the housing, a large
amount of pristine forest land was preserved. oee before removing even a single tree,
Roussant walked the site identifying the flat arfeaghe village centers that would reduce the
need for grading. The master plan designated lirdegeas appropriate for high density
development—allowing for the preservation of théeys for lakes and open space. Today,
Reston is one of the few communities in the natmbe designated as a backyard wildlife
habitat (Reston Historic Trust, 2008).

Demographics
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Total Population 56,407
% Male 49%
% Female 51%
% Under 18 22%
% Over 65 7%
Hispanic 10%
White 68%
Black or African American 9%
Asian 10%
Other 3%
Total Pop. 16+ 44,948
Total Employed 75%
Total Unemployed 2%
Total Not in Labor Force 23%
Unemployment Rate 2%

Table 55: Reston, VA Population Information (US €exy 2000)

Total Housing Units 23,285
% Owner Occupied 67%
% Renter Occupied 33%
Total Vacant 889
For Rent 26%

Table 56: Reston, VA Housing Information (US Cen2060)

Total Households 23,346
1 person 29%

2 person 34%

3 person 16%

4 person 13%

5 person or more 7%

Table 57: Reston, VA Household Information (US Ggn2000)
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Figure 84 Reston Population and Housing, 1¢-2000 (US Census, 19Z2B00
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Population | Housing %
% Increase | Increase

1970-1980 | 536% 479%
1980-1990 | 33% 44%
1990-2000 | 16% 16%

Table 58: Reston Population and Housing Percentdases, 1970-2000 (US Census, 1970-
2000)

The 2000 Census lists Reston’s population as 56aQ08% increase since 1980. This
increase is equal to Reston’s increase in hougiitg tor this time period. Reston’s growth has
leveled off considerably since its early years wit@xperienced unprecedented growth.
Between 1970 and 1980, Reston’s population grew&3dm 2,402 in 1970 to 13,916 in 1980.
This population growth was accompanied by a nesglyal growth in housing units. Between
1970 and 1980, Reston grew from 5,723 housing tmi&6,407, a 479% increase. Today Reston
contains 23,285 housing units, 67% of which areenvatcupied (U.S. Census Bureau).
Reston’s population growth caused an increasaffidrcongestion during the late 1970’s and
early 1980’s. Commuter traffic between Reston arashihgton DC created serious traffic
congestion. However, in 1984 when the Dulles Taa& opened, congestion lessened
considerably. In 1986, the opening of the Westd-@hurch Washington Metro Station was
completed, allowing residents of Reston quick astedVashington, D.C. (Reston Historic
Trust, 2008).

The 2000 census shows Reston with relatively shwalkehold sizes; 29% of its residents
living in one person households, and 34% livingwo person households (U.S. Census Bureau).
This characteristic can be attributed to the lamgmber couples and single workers moving into
Reston and commuting to employment in Washingto@.,. [as well as Reston’s growing aging
population of residents that have either lived es®n for a long time, or are retiring to Reston
(David Slater, Personal Communication, October2028).

Although Reston was the first integrated town ingifiia, it is still relatively
homogenous. In 2000, 68% of residents were White A®rican American, and 10% Hispanic
(U.S. Census Bureau). However, Reston’s Hispanpulabion is growing steadily, which is
readily apparent by the increasing number of Higpawned stores in Reston’s commercial
districts (David Slater, Personal CommunicationtadDer 12, 2008).
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Figure 85: Reston Income Distribution, 2000 (US §iex) 2000)

Reston is an upper middle class town. In 2000ntedian home value was $238,700,
affordable to its residents, who were listed by@®:sus as having per capita incomes of
$42,747, and median household incomes of $80,013000, 37% of Reston’s residents earned
more than $100,000 a year. Figure 95 above shaavsitlome distribution of residents, based on
the 2000 Census.
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25% 21% 24%

20%

15% 9

10% 7% 9% I

“ m

o I
Less than  High Some Bachelor's Post
High School College  Degree Bachelor's
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Figure 86: Reston Educational Attainment, 2000 @C&aisus, 2000)

8 A recent internet search showed home values itoReanging from about $350,000 to 1.2 million (waziNow.com).
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Reston’s residents are highly educated. In 200% 8bresidents had bachelor’s degr
and 24% had post bachelor’s degrees (U.S. CenseaBu Figure 96 above, which is basec

the 2000 Census, shoReston’s levels of educational attainmz

Schools

Figure 87 Forest Edge Elementary, 1982 (George Mason Usitg
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% Free and
Name Total Student/Teacher Reduced Type
Enrollment Ratio
Lunch
Aldrin Elementary 555 11.8 9% Public
Armstrong Elementary 428 10 7% Public
Dogwood Elementary 637 10.3 57% Public
Forest Edge Elementary 759 13.6 23% Public
Hughes Middle 887 14.3 31% Public
Hunters Wood Elementary 1,006 16.2 13% Public
Lake Anne Elementary 580 10.9 29% Public
South Lakes High 1,546 11.6 25% Public
Sunrise Valley Elementary 500 13.9 5% Public
Terraset Elementary 402 9.6 33% Public

Table 59 Reston Public Schools, 2008 (Fairfax County RuBlchools

Reston parents can send their children to Fairiaxn@/ public schools, which, for t
most part, are highly rated. The table above shofesmation about Reston’s public schoc
including information regarding total enrolimentdent teacher ratioand percent free ar
reduced lunch. Many parents take advantage of ithe variety of private school optiol

available in northern Virginia and Washington, D

Construction,
extraction, and

maintenance T~ _

Production,
transportation,
and material

occup%tlons, —+— moving
3% & - [0 CCUpations,
Sales and N ————r
office D . @@= N
occupatiors, D | @ N
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Service
occupations,
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and related
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Figure 88 Reston Occupational Groups, 2000 (US Census,)
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In 2000, Reston had a very low unemployment rat& 2, lower than the than the
region’s unemployment rate of 4.1%nd considerably lower than the current natioat of
6%.1° 75% of Reston’s population 16 and older was engaloyOf 44,948 employed Reston
residents, 62%% work in management, professiondlrelated occupations, and 22% hold sales
and office related jobs (U.S. Census). The tabteralshows occupational groups in Reston
based on the 2000 Census.

Urban Design Comparison

In comparison with the 1938 new town developmer&idenbelt Maryland, Reston
mirrors many of the same design characteristicsevddapting to a more eco-focused set of
priorities. To begin, both developments attemptecdompletely divorce the pedestrian network
from the vehicular, and go to great lengths to esspde the former. By focusing on the design
of the public spaces and pedestrian realm, botkedtpencourage community and walkability
through physical design.

Both communities also featured a town center at ttwge, though the programs for each
differ substantially. In Greenbelt, the town cerdentained commercial uses along with a major
concentration of institutional uses, including saisaand community facilities. In Reston,
commercial uses were stressed in the town centiée sthools and other institutional uses were
located outside the town center. Greenbelt’s toamter also completely excludes residential
uses while Reston features 100% vertically mixatiential and commercial uses.

As far as market scope, Reston’s commercial arearissimilar to Greenbelts. Both are
designated historic districts with many locally ednshops. Both cater to a local, rather than
regional customer base, offering residents unigqyemences that cannot be found in a big box
setting.

In looking at housing, both projects stressed foofsigher density housing over single

family detached—focusing prevalently on a townhdorenat. While the housing formats were

° Rate based on August 2008 Washington-Arlingtorxatelria, DC-VA-MD-WV Metropolitan Statistical Area.
Bureau of Labor Statistics’ Unemployment RatesM@tropolitan Areas. Accessed October 12, 2008 from
http://www.bls.gov/web/laummtrk.htm

19 Based on the Bureau of Labor Statistics reporSteptember 2008
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similar, the dispersion of residential units wasldy different. In Greenbelt, the rows of
townhomes are more or less equally dispersed thaughe development, consuming a great
deal of land. In Reston townhomes are clusteeajihg large areas of pristine forest intact.

This discussion segues effectively into a final panson between the two projects.
Though neither Greenbelt nor Reston was construatedrding to the paradigm of sustainability
as we define it today, both pursued an eco-focassthetic. In Greenbelt, greenspace takes the
form of massive grassed areas punctuated with mead<lusters of trees. In Reston, most of
the greenspace consists of pristine forests, detiddoccasional grassed park areas. In Reston,
grassed spaces are imbued with a specific recredpwograms, whereas in Greenbelt grass is
all-encompassing and lacks a clear purpose.

It must be acknowledged, however, that the definibf what was considered “green”
during the 1930s was even substantially differemmfthat of the 1960s. Greenbelt was
perceived as very “green” for the time, given tihditerally was. At that period in history,
however, there was a belief that greenspace watedder a healthy, high quality lifestyle—
environmental sustainability was not a topic disedsat the time. In Reston, an emphasis was
placed on the maintenance of pristine woodlandshvteflected an evolution in the definition of
“green.” To be fair, the intent of the preservataf the woodlands was geared more towards
producing an amenity to attract home buyers thasgwing ecology. The lake that was the
main feature of the town center was man-made—adesove that was clearly aesthetically
motivated.

What we can gather from the example of both Grdéeabd Reston is that a design
emphasis on natural surroundings can yield subatdr@nefits in the enhancement of both
property values and quality of life. In both dey@hents, greenspace was the physical
characteristic that served as a unifying theme.aM¢bnstituted greenspace, however, differed
greatly between the two reflecting a progressiothédefinition of greenspace. Given the
visibility that sustainability has received in ratgears, it seems clear that the next stage in the
evolution of the term—procuring additional valuetire aesthetics of nature while further
advancing physical design strategies that yiel@jaly sustainable form of development.

Urban Design Lessons Learned
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A great deal of insight can be gleaned from thenrtbesign details of Reston—from the
master planning process down to the street lightihg begin, by engaging with potential
homebuyers from the beginning, the consulting tea® able to form a vision for Reston that
would be appealing and in keeping with current comsr preferences. Unfortunately, a
discussion of architectural preferences was notesded during the process, hampering sales in
the early years of the project.

When one takes a quick look at an aerial view @dtBn, the first thing that is striking is
the amount of greenspace preserved in the develdpritdis arrangement of the clusters of
residential units inside of this vast greenspageadse problematic. The dispersion of the
clusters more or less evenly throughout the praesa creates long walking distances between
residences and the town center. By laying outlhsters to maximize their contact with
greenspace, the designers of Reston hamperedtaetiseness of shopping in the commercial
core. In addition, Northern Virginia was growingidly during this time. Designers did not take
into account that Reston’s residents would takeaathge of the other, larger commercial areas
that would develop in close proximity to Restorthes than shopping exclusively in the town’s
commercial areas. These commercial areas servahiper the growth and stability of the local
economy, as residents tended to spend their mantside of Reston.

To add further distress for the village centers,glanned densities of the development were
never reached, resulting in a smaller consumer. besessence, aside from an unconventional
emphasis on greenspace, the development patteRestdn remain largely suburban. A block
pattern is essentially non-existent resulting lova level of street connectivity at the vehicular
level. Additionally, the office development locdtalong Highway 267 is largely of a
conventional office park pattern. There was no elavincorporate these job generators into the
plan of the community—Ileaving the market to dictide design which is largely auto-oriented.
Though it was never intended to be a 100% walkadaemunity, the lack of jobs in close

proximity to residences is a missed opportunitydanore eco-friendly design.
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Washington, D.C. Area Case Study: Kentlands, Marylad

History

The idea for Kentlands began in 1987 when Josefdndie purchased a 352 acre tract
of property located 11 miles northwest of WashingibC. Alfandre began with a public
participation/visioning process, bringing in Andi2gany and Elizabeth Plater-Zyberk of the
planning consulting firm Duany Plater-Zyberk. Althre then created the “Kentlands
Foundation” which would serve as the central vehiol receiving input local resudents. Later,
this organization became the Kentlands CommunitynBation. Over the course of a 5 day
charrette, the consulting group, Alfandre, andoidfs from the City of Gaithersburg met with

residents to develop a master plan for Kentlands.
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Design Vision

Figure 89: Kentlands Site Plan (The Kentlands Comitgu=oundation)

Kentlands’s overall design places emphasis on agssh human comfort, and a sense of
place. The overall urban design scheme of thewdty formulated based on a brief list of core
principles:

The community should be pedestrian oriented andigheca mix of the necessities of life.

Houses, shops, businesses, offices, schools, pdheasship, restaurants and recreation are

placed close together, and made accessible to galiesidewalks and paths.
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Housing types should would work for singles, yo@agilies, and older residents, in a range
of apartments, cottages, townhouses, single-fanaiyes (some with garage apartments) and

live-work units (Community, 2008)

Streets And Blocks

The guiding principle of Kentlands was to createadkable community, with the daily
needs of most residents located within a five torenute walk of home and work. To
accomplish this goal, the project had to be laidiowa dense fashion. Residences, shops,
services and employment are all located close hegebd encourage walking while preserving
open space and providing sufficient density to suplocal amenities, businesses and public
transportation (Community, 2008).

Overall the street layout is a grid, albeit on&kiag a consistent block size and
arrangement. To calm vehicular traffic, streetdting were narrowed and parking was provided
on-street. Public institutions such as elemengahpols, day cares, and recreational facilities
were sized to meet the needs of the local residerdglaced in areas that were easily accessible
by foot. Civic buildings and other key public siteere placed at prominent locations within the

community to imbue them with a sense of commumitgartance (Community, 2008).

Residential Development

Figure 90: Kentlands Residences (The Kentlands QamiynFoundation)
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Kentlands was built in phases from 1989 to 200#jjriveng with construction of the
residential component in 1989. Buildings were mashp to the street rather than being set back.
Residential homes were adorned with front porchexctively engage the street environment.
Most garages were pushed back behind the homesssafrom driveways, or real alleyways. By
encouraging residents to spend time at the edgeeqiublic realm, the designers of Kentlands
attempted to create a sense of community for gsleats. Kentlands includes a mix of housing
types including low-rise apartments, cottages, twouses, single-family homes and live-work
units (Watkins, 2008).

The Commercial Districts
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Figure 91: Kentlands Town Center

Regional Shopping

Three commercial districts were envisioned for Kamds, each serving a distinct market
segment: a regional shopping center, a live/wodgdtiistrict, and a corner store. In 1991,
Alfandre negotiated successfully to have a largdomed mall installed on the property to serve
as the regional shopping component. The dealHfeugh; however, and the bank foreclosed on

the property. The bank was able to secure a ngel@eer to construct a shopping center in
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1991, but the format changed to that of a conveatisuburban shopping center (Watkins,
2008).

Although this style of development was not envisibin the initial plans, the Kentland
Foundation and the City of Gaithersburg was ableftaence the design in a critical way. The
Foundation required that the parking areas surrogrtie shopping center buildings be laid out
in a grid pattern, forming the street skeleton pbgential block. Utilities were placed
underneath the streets, encouraging future devedopas land values increased to a point that
would sustain structured parking. In retrospeakeWVatkins, Kentlands community architect,
felt that this strip mall development was actualtgferable to an enclosed mall. Since the stores
that have taken up lease in the shopping centanare geared toward everyday needs, such as a
Lowes and Kmart, the shopping center better setivedieeds of the immediate community.

This shopping area, though visually dominated bfese parking lots, is also accessible by foot
from the residential development to the south. Gitvee clever design of the parking and
building lots, the area is extremely adaptablertovgh over time. In fact, in 2008 one of the
parking blocks was removed and replaced by a stredtparking deck with ground level retail
(Watkins, 2008).

Town Center

In 1995, the town center portion of the project wasstructed. Named “Market Square”
this area was envisioned as the commercial cehteemtlands. At its opening in 1996, the town
center featured a grocery store, movie theatre aamely of small retail stores. This town center
core was surrounded by a large number of live/wriks. By all accounts this town center has
been a success. The live/work units have all Ippechased and leased—hosting a wide variety
of businesses from barber shops to insurance k@Wéatkins, 2008). Overall the town center is

roughly 50% mixed use, including the live/work sréind mixed office/retail spaces.

Corner Store

Unique to Kentlands was intent to develop a perghsde which would contain a corner
store along with a elementary school and day caméec. Given the 352 acre size of the
development, a corner store options was deemedatiio successfully accommodating the
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shopping needs of community residents who liveth&arthan 10 minutes from the town center.
(Watkins, 2008).

It is worth discussing the economics behind th@eostore given the difficulty that such a
development entails in a modern, new urbanist ctnt€he intent in Kentlands, from the
beginning, was to subsidize the corner store. Gthie competition from auto-oriented
commercial shopping, there really is no way forfiiee market to support such a venture located
inside of a residential neighborhood. A develagernot expect to obtain the same return on the
land for the corner store as he would for a homie swist be viewed as an amenity.
Developments commonly subsidize the installatioa evimming pool, or tennis courts, or a
club house. The idea is to leave out the tenrusts@nd include the corner store—which is an

amenity that the entire community can enjoy. (Wak2008)

The development of the corner store, unfortunafalled. At that time the market for
commercial development in the metro D.C. area veas due to tough economic times.
Following the default on the initial loan, the qiggiracre portion of the community slated for the
corner store was sold to a private developer. @haeloper in turn decided to hold onto the land
rather than develop it, waiting for the land valaencrease. When the property was finally
developed, the value of the land was too high flardfto waste on retail development in a
location that would, in all likelihood need to hébsidized in perpetuity. Instead the area is
dominated by office development, along with an @etary school and a church. In the end, the
failure of the corner store can be attributed st fio the vision getting lost as the development
changed hands. Then, by the time the area waidiat development, high land values
prompted greed to take over (Watkins, 2008). Adicqy to Mike Watkins, the corner store
needed to be developed along with the town ceatber than as a final phase. Even if the store
has to be supported financially, the establishroéfttis crucial community element at the onset

is the only way to ensure the fulfillment of thigre urban principle.

Greenspace / Environmental Response
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Topographically, the project site is relativelytflaAs a result, no major adjustments to
the street network were needed to accommodate skaggs. Overall, the site is densely packed,
leaving few areas for recreational space. Asidmfthe required buffer of areas abutting
streams, there is no evidence of major preservaittimities. The greenspace that is included in
the development was intentionally designed to acoodate a specific program of uses, from
athletic fields to pocket parks. There has beew Mtle land left over for front or back yards—
placing an emphasis on community embrace of p@iplace over private. The environmental
challenge in Kentlands is the fact that retail umesspread beyond walking distance for many
residences, failing to effectively encourage a otida in vehicle trips. Still, by creating a
pleasant walkable environment the potential ex@tshe evolution of the community into one

that functions more sustainability.

Current Business

Market Square, Kentlands Square, and the BouleShaps are commercial districts with
Kentlands that contain grocery stores, banks, Quoas, offices, stores, a variety of restaurants,
and a 10-screen cinema cafe. Main Street is a mugedarea containing live/work buildings
with retail and office uses on the lower floors aesidential on the upper floors. Recently, city
planners, public officials, business owners, andhterhood residents worked with urban
designers the from HOK global architecture firmhetKentlands Commercial District
Charrette.During this Charrette, a plan was developed fangnsified mixed-use and transit-
oriented downtown Kentlands ar@8de proposals developed in the charrette are rttmpting
to be incorporated in the City of Gaithersburg'staaplanning process.

Currently, Kentlands has 316 total businesses. a&9%hational chains and 78% are local
business nesses. Most of the national chains tehd big box retailers like Whole Foods,
Petsmart, K-Mart, and Lowes. Because of the magybx retailers available, Kentlands tends
to be a destination spot for shoppers and serviesntypthe local, but also a largely regional
market (Kentlands Website, 2008). The followingl¢ésbreaks down Kentland’s commercial

area using a classification system based on theB&tsiness Bureau.
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Percentage| BBB Business Type
Business and Professional

22% Services

19% Food & Dining

11% Legal & Financial

10% Personal Care & Fithess

9% Home & Garden

6% Clothing & Accessories

5% Shopping

4% Media & Communications

4% Educational Services

3% Health & Medicine

2% Arts & Entertainment

2% Community & Government

1% Real Estate

1% Sports & Recreation

1% Travel & Transportation

1% Automotive

Table 60: Kentlands Businesses, 2008

Total Population 8,799
Male 49%
Female 51%
Under 18 27%
Over 65 6%
Hispanic 5%
White 74%
Black or African American 5%
Asian 13%
Other 4%
Total Pop. 16+ 6,629
Total Employed 76%
Total Unemployed 1%
Total Not in Labor Force 22%

Table 61: Kentlands Population Information (US Qe3)2000)
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Total Housing Units 3,840
% Owner Occupied 91%
% Renter Occupied 9%

Total vacant 336
For Rent 53%
For Sale 21%

Other 26%

Table 62: Kentlands Housing Information (US Cen2@$€0)

Total Households 3,509
1 person 27%
2 person 31%
3 person 18%
4 person 17%

5 Person or more 8%

Table 63: Kentlands Household Information (US Ceng000)

Kentlands is a small, affluent, educated commumity2000, Kentlands’s population was
8,700, and it contained 3,840 units of housingth@te housing units, 91% are owner occupied.
Households in Kentlands are relatively small, vidi% two person households, 27% one person
households, and only 18% of residents in threegpeneuseholds. 27% of its residents are
under 18, while only 6% are over 65. Kentlandlatively homogenous. In 2000, 74% of
residents were White, and 13% were Asian. Only 5% sidents in 2000 were African

American (U.S. Census).

In 2000, the unemployment rate in Kentlands way i@, only 1.2% with 76% of the
population 16 and older employed, and 22% noténlabor force. Of the 76% of those
employed, over 70% work in management, professj@mal related occupations (U.S. Census).
The following chart shows occupational groups im#a@nds based on the 2000 Census.
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In 2000, Kentlands’s median household income wa&s(BB, with over 45% of resider
earning more than $100,000 a year. 91% of homesvamer occupied. Per capita ince in
2000 was $42,400. In 2000, the median home valise$288,70"". The table below show
Kentlands income distribution in 2000 (U.S. Cens
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Figure 93 Kentlands Income Distribution, 2000 (US CensC

™ A recent search of Kentlands real estate showedebaelling for $1 million or mor
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Residents of Kentlands are highly educated. In 20@0U.S. Census Bureau reported
34% of residents of Kentlands to hold bachelorgrdes, and 24% to hold degrees post

bachelors. The table below shows levels of educatiattainment in 2000 (U.S. Census).
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Figure 94: Kentlands Educational Attainment, 20Q6(Census, 2000)

Schools

Residents of Kentlands can attend Gaithersburgatshahich are rated highly. One
public school, Rachel Carson Elementary is withim boundaries of the development, and is
popular among residents. The community also hasrawnity based non-profit that serves as
an educational resource working to build commuhbitysupporting the local arts and offering
opportunities for residents to become more involvettheir neighborhood. The table on the
following page shows public school options for Kants residents.
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%
Name Total SIT | Free/Reduced| Grades Type
Enroliment | Ratio
Lunch
Brown Station 414 12.2 45% PK-5| Publi¢
Elementary
Darnestown 418 19 4% K-5 Public
Elementary
Diamond 405 15.6 11% K-5 | Public
Elementary
Dufief Elementary 475 17 3% PK-3  Publlc
Fields Road 492 17 24% PK-5| Publid
Elementary
Jones Lane 510 17.6 17% K-5 Publig
Elementary
Lakelgnds Park 541 13.9 14% 6-7 Publi¢
Middle
Qum%eig?]mhafd 1910 | 17.2 13% 9-12|  Publif
Rachel Carson 796 15.4 13% PK-5| Publi¢
Elementary
Ridgeview Middle 845 15.6 16% 6-8| Publlc
Stone Mill 683 17.1 6% PK-5| Publig
Elementary
Travilah Elementary 459 17.7 6% K-5 | Publig

Though many similarities exist between the urbasigieschemes of Greenbelt, Reston
and Kentlands, the New Urbanist program of Kenttgmiabduces the most significant

differences.

All three emphasize the pedestrian network, prongy pedestrian foot travel over travel

Conclusions/Lessons Learned

The Creation of a Pedestrian Network

Table 64: Kentlands’s Public Schools, 2008 (Gaisheirg, MD)

by car. In Greenbelt and Reston, pedestrian netwvamkl vehicular networks are kept separate,
creating superblocks, adding distance to car thipKentlands, the car and the pedestrian share a

gridded network, but safety and ease pedestriarement serves as the core design principle.
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Each town center includes a central plaza, desifprgokedestrians. While Kentlands includes
street parking, allowing car travel within the tosenter, both Reston and Greenbelt completely

separate their town centers from car travel.

Mix Uses

All three developments include mixed use areasefrelt and Reston only include
mixed use in their town centers, while Kentlandbkiol listed as a goal to mix uses in a
peripheral node, includes a mix of uses primanlyhie town center, but also in other parts of the

development.

Emphasize Greenspace in an Environmentally Seadttghion

All three developments place emphasis on theirrge@ce. Greenbelt and Reston offer
clustered development surrounded by large expafgreenspace. The relatively low density
and high degree of horizontal dispersion of usesidver, reduces any environmental benefits
gained from the greenspace. The green is effdgtoveating a buffer between uses and
decreasing the feasibility of walking. In Kentlan@een space is used in a very deliberate way
to supply a variety of parks while residential spdaectly abuts commercial uses, reducing the

distance between uses.

In comparing the aspects of sustainability of tire¢ developments discussed in this
paper, it must be acknowledged that each develdpetD years apart from another.
Understandably, the definition and emphasis oresubility varies immensely. What can be
gathered is that the aesthetic value of naturesngede more closely married to logical forms of
environmental preservation. In Greenbelt, gras$hie sake of grass does not make sense if it
means fewer trees and more landscape wateringBedton, clustering of development does not
make sense if it forces people to walk less angedriore. In Kentlands, given the flat
topography, the environment does not immediatelgdbut as a focal point. Thus, its physical
design program is focused on allowing for a mixisés and future densification over time with

the potential of reducing the impact of human reltan.
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It would seem that a combination of the positivelaites of the design schemes of all
three developments would be the most preferable emphasis on the landscape present in
Reston and Greenbelt stands as a primary themetatedthe major design moves of any
development. The strengths of the landscape deedhthe selling point of these two
developments, though the built forms that accomghesn do not fit with modern desires to
reduce vehicle trips and foster community throulgise proximity. Lacking natural aesthetic
strengths, the design scheme of the Kentland<isséd on enhancing walkability through
increased densification and a high quality pedastenvironment. Given a location with natural
environmental aesthetics, it would seem fusiorheéé two design paradigms would yield

development that takes advantage of the best bfuotlds.

Pay Attention to Residential Orientation

Both Reston and Greenbelt are oriented toward ggpace with backs and sides to the
street. Kentlands, with its Traditional Neighborddoesign, orients its houses toward the street

with active facade engagement.

Strong Population Base = Strong Economic Base
Greenbelt, Reston and Kentlands represent the sigcesa building stable, and

sustainable population base to drive an economgefiirelt and Reston have different
demographic make ups- Reston is upper middle ohdse Greenbelt is solidly middle class.
However, this stability has ensured the survivaheir commercial districts over time. Residents
in both communities are encouraged to stay longktes both communities include life cycle
housing options. Residents who remain for a lamg take ownership over their communities,
build strong social networks, strengthening the mamities overall. These residents have strong
ties to their local communities, and this is reprdged through participation in community groups
and events, as well as in the support of localimssies. If Kentlands wants to thrive for an
extended period of time, it should look to Greethbhal Reston for advice. Although
“community” was originally socially engineered ing€enbelt, residents have consistently
remained invested in the local community, well aftee demise of the cooperatives. Reston has
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one of the largest community associations in thentry, the Reston Association, which works to
enhance the community as well as preserve Restpr’s space. Kentlands already has a similar
group, the Kentlands Community Foundation, whickhibuld work to strengthen as a way to

strengthen the community overall.

Create Commercial Areas That Withstand the TeS$iroé
The historic commercial areas in both GreenbeltReston have remained relatively

unchanged since they were built. Although renovetioave occurred to bring the technology of
the spaces up to the®2Century, their actual footprints have remaineddhtin addition, both
areas have a majority of locally owned and operateres, which further strengthens their
commercial spaces. Their historic designations lads@ ensured that their formats will remain
intact over time. Kentlands appeals to a more regjimarket than Greenbelt and Reston, with
much of its retail in a big box format, and catierst more affluent demographic. Though it is too
soon to predict precisely how Kentlands will pragénto the future, the physical design of the
commercial districts should permit changes in uskaensity over time. This foresight in design
gives the Kentlands a degree of flexibility thahat reflected in either Greenbelt or Reston. By
employing the use of a grid, even in the desigthefparking lots, the promise of economic

growth in these commercial areas is much more [giogi
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Traditional Town Case Study: Newnan, GA

Newnan, Georgia, located 38 miles southwest ofrdland 17 miles south of
Friendship Village, is well-regarded for its vibtand resilient town square. Unlike our other
case studies, which examine town center dynamitiseiicontext of the planned suburban
community, Newnan’s town center was establishelB28 as the centerpiece of what would
become a self-sustaining city on Georgia’s weshemtier. Its town center historically served
as the city’s industrial and manufacturing cerd@d, as the county seat of Coweta County, civic
uses have always been a key component of its dgsariihe dynamics of an independently
functioning small town differ substantially frometiplanned suburban community, and should be

carefully considered when drawing conclusions.

Despite these precautions, however, Newnan wastsedlér study because of both its
urban design framework, which has allowed the toemter to adapt and endure over time, as
well as for demographic and economic realities finave relevant to Friendship Village. To
better understand how urban design can facilitaéege over time, we have tracked the
evolution of Newnan'’s historic downtown over thetlaentury, highlighting the stories of its
buildings and tenants at three snapshots in ti9#&1,11949, and 2008.

History

Figure 95: Historic Newnan (New Georgia Encyclomgdi
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In 1828 Coweta County leaders, seeking a more aéezred location for the county seat,
purchased Land Lot #26 of th& &and district for $100 (City of Newnan, 2008). éjhnamed
the site for Daniel Newnan, future Georgia SecyetdiState and Congressman, and laid out the
original 9 blocks in a grid fashion, centered byne-block town square. The city’s fortunes
began to take shape when, in 1852, the Atlanta &tWeint Railroad was completed, thereby
linking Newnan to the emerging economic capitaihef South and helping it become a major

distribution center for cotton (New Georgia Encysdia, 2008).

During the Civil War, Newnan served as a hospiitgl for wounded Union and
Confederate troops, and was spared much of thagamxperienced by other Georgia cities.
Newnan was labeled “The City of Homes” because aonynof its beautiful antebellum homes
survived the war intact. Newnan prospered grdatlgwing the war, due largely to residents’
timely investments in the railroads in the lat& t@ntury and Coca-Cola in the early™20
century. So prosperous were Newnan'’s residentacinthat the city was noted to have the
highest per capita income in the nation for muctheffirst half of the 28 century (New

Georgia Encyclopedia, 2008).

Newnan'’s historic downtown has faced repeated syaleeconomic hardship and
disinvestment, however, and its legacy is equalbted in its ability to endure and reinvent
itself. During the 1920’s, inflation crippled thecal economy, while the boll weevil ravaged the
cotton production of local farmers (New Georgia ¥topedia, 2008). Each took a heavy toll

on a town center that was reliant on commerce attdrt.

But the most serious threat to the viability of Nen’s town center was ushered in by
the completion of Interstate 85 in 1985. Inteestatiented development characterized by easily
accessible big-box retail stores offered consuragnoduct with which downtown pharmacies,
department stores, and furniture shops could nopete. Several downtown icons were forced
to shut their doors, or else join the tide of depehent near the interstate. However, the town
center in the last decade has refashioned itselppeal to a new generation of consumer that
increasingly values a unique, authentic, and wagkabvironment. The following section

investigates the changing character of downtown mewand how the town center’s design
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framework allowed for such dramatic changes whigmaining its character as the

community’s marketplace.

Town Center

Figure 96: Block Structure of Downtown Newnan

For this study’s purposes, Newnan’s town centeefted as the original 9 blocks laid
out by its founders in 1828, outlined in black igute 1 above. The town center is situated on
13.97 acres, and consists of 9 square blocks. eTin@sbly small blocks (200" x 200°) dictate a
rather dense development pattern consisting o€drfoined buildings on each block, with
public parking restricted to the street. Managedibbck sizes arranged around an identifiable
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hub, coupled with considerable density within anaetting, continue to make walking the

primary mode of transportation despite the emerg@fthe automobile.

Pre-World War Il Context, 1911

Figure 97: Newnan Business Uses, 1911

By 1911, Newnan'’s town center had a decidedly coraialecharacter. Graphically
displayed in red in Figure 107, above, commeraial ietail stores offered residents a wide array
of services indicative of the times. Eleven gehstiares offered residents their basic needs,
while establishments like buggy stores, butchetrestahe opera house, undertaker, and cigar
store offered more specialized services. A nurobeivic uses, displayed in blue, anchored by
the Coweta County Courthouse in the central sqaiagdgoined by the Carnegie Library, fire
department, Southern School of Telegraphy, andctwimches, established the town center as the

hub of community life in addition to commerce.
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Two prominent cotton warehouses called the townerdrome, though industrial

structures such as these, shown in pink above,dwsmndn be pushed to the periphery. Just east
of the town center were located the Newnan Cottdh bilt in 1888, and the R.D. Cole

Manufacturing Building, constructed in 1852. Thevh center did include on its northern

boundary a sort of public parking: only it was Fmrses, not autos.

Almost all of the buildings that housed these di&himents were built between 1895 and

1900 in simple Folk Victorian style. Each

of thésaldings is a 2-story structure, with the

exception of the 3-story opera house. Though nadnlyeir facades were modernized and then

restored, the structures themselves have surviveaver a century to host a variety of users, as

we will see in subsequent snapshots. Notable bssas and the distribution of town center

businesses are shown in Figure 3 below.
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Table 65: Town Center Businesses, 1911 (SanbomlRgurance Maps)
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Post War Context, 1949

Figure 98: Newnan Downtown, 1949

By 1949, commercial uses increasingly dominateddia center. All industrial uses
vacated the area, and only 4 buildings devotedibipuse remained: the Coweta County

Courthouse, Carnegie Library, Central Baptist Chyand the fire department.

And although commercial uses were spreading, bylange the tenants themselves were
substantially different from those in 1911. Drugres and department stores replaced the
general store as the defining retail establishm#&missler's Department Store was the first to
have a live Santa Claus at Christmas, while Booimesrporated a wire apparatus that carried

sales slips from the counter to the upstairs offibere clerks processed the sale. Lee King
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Drugs, which opened in 1907, began providing cudle-service for its soda fountain and had

bicycle delivery boys (Downtown Newnan Walking ToR006).

Perhaps the most significant indication of theaald be observed in the number of
establishments centered on automobiles. By 1948id-oriented establishments operated
within the town center, and another 11 just outsidé. No such business existed in the area in

1911. Notable establishments and business distsibare listed in Figure 5 below.
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Table 66: Town Center Businesses, 1949 (SanbomlRgurance Maps)
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Current Context, 2008

Figure 99: Downtown Newnan, Present Day

The town center of today is reflective of its cahtheme- in the midst of change, its
character remains the same. The department stodedrug stores of 1949 have been replaced
by antique shops and home décor boutiques, butthesphere around the square continues
much as it did in 1949 and even 1911. The towrneresiill bustles with pedestrians and all of

the businesses are locally owned, minus Quiznds;iwtook up residence in 2001.

That being said, the town center of today is tt#&nsng to a new brand of consumer.
Stylish boutiques and a growing number of classyargants are establishing Downtown

Newnan as a destination for better-educated, higfoeme suburbanites. Though Interstate 85

Friendship Village Studio Fall 2008 « Appendix: @&a8tudies in Detail « Page 223



worked to pull away essential services from thert@enter, it also allowed downtown to
reinvent itself as a destination for more cosmdpnlimetro Atlanta residents who find the quaint

town atmosphere appealing.

Thus, the modern era in the town center’s evolusioows the blurring between the urban
and small town lifestyle. The old cotton mill, fexample, was converted into Newnan Lofts in
1999, an urban-style condominium project consisth$45 units and 27,000 square feet of
retail. The project has been a surprising sucessggsidents enjoy the 3-block walk to the town

center, if not their long commutes to work in Atian

The town center itself is still trending toward cmercial and retail uses. There are 19
businesses categorized as shopping, representiagp2f all businesses in the town center, as
shown below. In addition, the clothing and dinsegtors are also growing, indicating that the
town center is continuing to move away from offgrany essential goods to consumers. While
the trend is only natural, it also makes the toenter more susceptible to downturns in the

economy.
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Table 67: Town Center Businesses, 2008

Urban

Design Conclusions

The urban design structure of Newnan’s historic wkmwn continues to contribute to its
vibrancy in a number of ways.

First, the original 9-block layout establishes @aclhub of marketplace activity that
endures despite boundary expansion. In other wded&lopment more or less tends to
spread in each direction over time rather thanlinear fashion along a Main Street, for
example, in effect preserving the hub over time.

Friendship Village Studio Fall 2008 « Appendix: @&a8tudies in Detail « Page 225



Small block sizes determine the building type arales

Block size and structure makes walking the pretemede of transportation within the
town center.

Buildings do not become obsolete because theie sdllws for a wide range of uses
over time. Figure 8, below, shows the range of @smilable over time when buildings
are constructed at an adaptable scale.

On the other hand, certain essential servicesgli@eery stores and department stores,
were not viable uses for smaller scale buildings wmnited parking.

Blocks immediately outside the town square arediaagd vary in sizes. This allowed
industrial uses which were critical to the cityis\@val to remain in close proximity to
downtown.

The design structure facilitates the mixing of us8scond floor storage spaces are easily
converted into apartments.
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Address

1911 Use

1949 Use

Current Use

1 E. Court Square

Clothing store

Woolworth’s Def
Store

tOz Cutlery

2 E. Court Square Newnan Weekly | Lee-King Drug Quizno’s
News Company
2 Jackson Street Photographer Furniture Company LitNuDigital
3 E Court Square Mattie Cook Boone’s Department Cook Office
General Store Store Equipment
6 E. Court Square | *INational Bank Cates Drug Brothers, Ltd.
Company (men’s clothing)

9 E. Court Square

General store

Kessler's Dept.
Store

Golden’s on the
Square (restaurant)

11 N. Court Square

Newnan Banking

Austin Drug &tor

Redneck Gourmet

12 N. Court Square

General Store

Bohrman’s Dept. June’s Fashions

Store

14 N. Court Square

Clothing Store

Levine Dept. &to

r Morgan’s Jewelry

15 N. Court Square

Men'’s Clothing

Smith Drug Co.

riyeon’s Trophy

16 N. Court Square

Drug store

McConnell Dept.
Store

Gridiron Grill

18 N. Court Square| Hardware store Deep Mansour | Debbie Stratton
Eatery Photography

19 W. Court Square  Grocery Alamo Theatre Alamo ‘$ack

22 W. Court Squarg Moving pictures Gem Theatre &ssw Lane

22.5W. Court Undertaker McCalla’s Book Heritage Quilts and

Square Store Fabrics

26 W. Court Squarg Hardware Johnson Hardwar&lewnan Hospital

Company

Fitness

28 S. Court Square

General store

Mansour’s Dept
Store

Scott’'s Bookstore

Table 68: Newnan Building Uses Over Time

Contributing Economic Factors

Newnan'’s urban design structure is not solely rasjtde for its ability to adapt and
rebound over time, however. A slew of small townih similar urban design structures were

indeed not economically successful over time, aapigan the face of interstate-oriented
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development. Therefore, a number of economic cheniatics unique to Newnan must also be

noted.

First, the construction of the railroad connectiNgynan’s town center with Atlanta was
critical in fueling the city’s economic engine fitre better part of a century. Because of the
railroad, Newnan was able to develop a diversedtrglbbase, including a cotton mill and
prominent manufacturing building, leading to lomgrb investment and employment
opportunities. Another advantage enjoyed by Newmas its standing as the county seat. Civic
uses have proven a valuable anchor for jobs amdtgdéh Newnan’s town square for 180 years.
Finally, Newnan’s town center was unique in thespegity of surrounding residents, who

repeatedly showed great investment timing.

Case Study Conclusions

Downtown Newnan'’s ability to remain a vibrant tosenter over its 180-year existence
points to the town square-model as a compellingpogor sustainable development. Its small
blocks and street grid configuration provide theessibility and walkability required for a
sustainable community marketplace. Buildings priaviee sustainable as well, as a wide variety
of merchants are able to recycle and reuse theedpdit their needs. In addition, the model
promotes good health by encouraging visitors té& gair automobiles and explore all the shops
around the square by foot, in a very pedestriganttly environment. It should be noted, too,
that the model itself does not fail to provide lhig-box retail, as some critics may point out. In
fact, the larger blocks surrounding the town centtar sufficient space and infrastructure for

such uses.
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Total Population 16,242
Male 48%
Female 52%
Under 18 28%
Over 65 12%
Hispanic 5%
White 54%
Black or African American 41%
Asian 0%
Other 0%
Total Pop. 16+ 12,150
Total Employed 58.5%
Total Unemployed 4.5%
Total Not in Labor Force 37%
Umemployment Rate 4.5%

Table 69: Newnan Population Information (US Cen2@$0)
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Total Housing Units 5,939
$114,000
Median Home Value (2000)
Median Home Value (2007) $167,900
% Owner Occupied 47%
53%
% Renter Occupied
Total vacant 604
For Rent 35%
For Sale 26%
Other 38%

Table 70: Newnan Housing Information (US Censu8020

Total Households 6,039
1 person 26%
2 person 33%
3 person 17%
4 person 13%
5 Person or more 11%

Table 71: Newnan Household Information (US Cen2080)
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Figure 100: Newnan Educational Attainment, 2000 CEhsus, 2000)
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Figure 101: Newnan Income Distribution, 2000 (US€es, 2000)
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%Free and
Total Student/Teacher Reduced

Name Enrollment | Ratio Lunch Type
Atkinson Elementary| 433 12.9 58% Public
EIm Street

Elementary 508 13.5 45% Publi¢
Ruth Hill Elementary| 401 10.8 67% Publi¢
Evans Middle School 740 14.4 46% Public
Newnan High School 2,080 19.3 32% Publ|c

Table 72: Newnan Local Schools, 2008 (National €efdr Education Statistics)
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Figure 102: Newnan Demographic Trends, 1980-2008 (t&nsus, 1980-2000)

Street
Business (1911) # Address Type of Business
1st National Bank 6 E Court Sq Legal & Financial
Avery and Banta Jewelry 35 S Court Sq Clothing &éssories
barber 34 S Court Sq Personal Care
Greenville
bookstore 10 Street Shopping
buggy store 9 Jackson Stre¢t  Travel & Transporiat
Lagrange Government &
Carnegie Building 1 Street Community
Government &
Central Baptist Church 14 W Broad Str¢€ommunity
Chinese Laundry 7 Jackson Strept  Clothing & Acogsso
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Street

Business (1911) # Address Type of Business
cigar and candy store 31 S Court Sq Food & Dining
cigar factory 27 W Court Sq Industry
clothing and general store 12 N Court Sq Clothing&essories
clothing and general store 1 E Court Sq Clothingctessories
clothing store 14 N Court Sq Clothing & Accessorig
Greenville
clothing store 15 Street Clothing & Accessories
Greenville
Coweta National Bank 3 Street Legal & Financial
D.G. & Notions 6 Jackson Stregt  Shopping
drug store 16 N Court Sq Health & Medicine
drug store 8 E Court Sq Health & Medicine
Greenville
drug store 8 Street Health & Medicine
Lagrange
farm supplies 10 Street Industry
Lagrange Government &
Fire Department 5 Street Community
Greenville
furniture store 9 Street Home & Garden
general store 5 Jackson Strept  Shopping
general store 9 E Court Sq Shopping
general store 5 E Court Sq Shopping
general store 19 W Court Sq Shopping
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Street

Business (1911) # Address Type of Business

general store 33 S Court Sq Shopping

general store 28 S Court Sq Shopping
Greenville

general store 5 Street Shopping
Greenville

general store 16 | Street Shopping
Greenville

general store 14 | Street Shopping

grocery- unnamed 12 Jackson Strget  Food & Dining

grocery- unnamed 19 W Court Sq Food & Dining
Greenville

grocery- unnamed 11 | Street Food & Dining
Greenville

grocery- unnamed 4 Street Food & Dining

hardware store 18 N Court Sq Construction

hardware store 26 W Court Sq Construction
Greenville

hardware store 13 | Street Construction
Greenville

hardware store 7 Street Construction
Greenville

hardware store 6 Street Construction

Government &
Historic Courthouse Community
horse and buggy store 29 S Court Sq Travel & Trartapon

Friendship Village Studio Fall 2008 « Appendix: @&a8tudies in Detail « Page 235




Street

Business (1911) # Address Type of Business
jewelry 4 E Court Sq Clothing & Accessorie$
Livery 13 Jackson Street  Travel & Transportatiq
meat- unnamed 8 Jackson Strget Food & Dining
meat- unnamed 30 S Court Sq Food & Dining
men's clothing store 15 N Court Sq Clothing & AcmEees
Greenville
MFRS National Bank 2 Street Legal & Financial
moving pictures- unnamed 22 W Court Sq Arts & Eiaiement
Newnan Banking Co. 11 N Court Sq Legal & Financial
Newnan Weekly News 2 E Court Sq Media
opera house 36 S Court Sq Arts & Entertainment|
photography 2 Jackson Streg¢t  Professional
sewing machine store 25 W Court Sq Clothing & Asce®es
Southern School of Government &
Telegraphy 32 S Court Sq | Community
undertaker 22.5 W Court Sq Health & Medicine
E Washington
Virginia House 4 St Travel & Transportation
Greenville
women's clothing 12 Street Clothing & Accessories

Table 73: Newnan Business Listings, 1911
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Business (1949)

Street
#

Address

Type of Business

Alamo Theater

19

W Court Sq

Arts & Entertainmer

Gem Theatre

22

W Court Sq

Arts & Entertainmel

Automotive

Automotive

Automotive

Automotive

Automotive

Automotive

Automotive

Clothing &
Accessories

Barnett-St. John Co

21

W Court Sg

Clothing &
Accessories

Carrasco's Men's Shop

Clothing &
Accessories

Carrasco's Ladies Shop

Clothing &
Accessories

Newnan Hardware Co.

24

W Court S(q

Construction

Johnson Hardware Co.

26

W Court Sq

A

Construction

Construction

Angelo’'s Sweet Shop

36

S Court Sqg

Food & Dining

Food & Dining

Deep Mansour Eatery

18

N Court Sq

Food & Dining

Angelo's Café

11

N Court Sq

Food & Dining

Government &
Community
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Street

Business (1949) # Address Type of Business
Government &
Community
Government &

Historic Courthouse Community

Lagrange Government &

Carnegie Library 1 Street Community

Smith Drug Company 15 N Court Sq Health & Medicine

Austin Drug Co. 11 N Court Sq Health & Medicine

John R. Cates Drug Co 6 E Court Sq Health & Medicin

Lee-King Drug Co. 2 E Court Sq Health & Medicine

Henson-Sims Furniture Jackson

Company 2 Street Home & Garden

Hamilton Furniture Co. 19 W Court Sq Home & Garden

Reynolds Furniture 32 S Court Sq Home & Garden
Home & Garden

First National Bank 6 E Court Sq Legal & Financial

Greenville

MFGR's National Bank 2 Street Legal & Financial

H.S. Bank 36 S Court Sqg Legal & Financial
Media

Waller Beauty Shop - - Personal Care

Alexander's Barber Shop - - Personal Care

McCalla's Book Store 22.5| W Court Sq Shopping
Shopping

McConnell's Department

Store 16 N Court Sq Shopping
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Street

Business (1949) # Address Type of Business
Levine Department Store 14 N Court Sq Shopping
Stripling Department Store 12 N Court Sq Shopping
Bohrman's 12 N Court Sq Shopping
Kessler's 9 E Court Sq Shopping
Boone's 3 E Court Sq Shopping
F.W. Woolworth's 1 E Court Sq Shopping
Mansour's 28 S Court Sq Shopping
Mattie H. Cook & Co. 3 E Court Sq Shopping

E

Washington | Travel &
Virginia Hotel 4 St Transportation

Table 74: Newnan Business Listings, 1949
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Business (2008) Street #| Address Type of Business
Clothing &
Brothers, Ltd. 6 E Court Sq Accessories
Clothing &
Lucy's Alterations 5.8 Lagrange StregtAccessories
Clothing &
Boulignini Shoes 14 Greenville StregfAccessories
Clothing &
Broadway Men's Fashion 6 Jackson Street Accessories
Clothing &
June's Fashions 12 N Court Sq Accessories
Clothing &
Three Sisters Bridal 11 Greenville StrgeAccessories
Clothing &
Morgan's Jewelry 14 N Court Sq Accessories
Clothing &
R S Mann Jeweler 5 Greenville Strgetccessories
Gridiron Grill 16 N Court Sq Food & Dining
Redneck Gourmet 11 N Court Sq Food & Dining
La Fiesta Restaurant 7 Jackson Street Food & Dining
Andre's Off the Square 11 Jefferson Strept  Foodr&ng
Ten East Washington 10 E Washington Food & Dining
Golden's On the Square 9 E Court Sq Food & Dining
Quizno's 2 E Court Sq Food & Dining
Alamo Jack's 19 W Court Sq Food & Dining
Fabianos Pizza 19 W Court Sq Food & Dining
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Business (2008) Street #| Address Type of Business
Espresso Lane 22 W Court Sq Food & Dining
Government &
Central Baptist Church 14 W Broad StregtCommunity
Government &
Historic Courthouse Community
Government &
Carnegie Building 1 Lagrange StregtCommunity
Newnan Hospital Fitness 26 W Court Sq Health
Whitley's Feed & Seed 10 Jefferson Street  homerdlaga
J Veitch Construction 5 Lagrange Stre¢t  home & gard
Murphy's Florist 6 Lagrange Streef home & garden
Tidwell & Dewitt- Chuck
Johnson CPA 10 Jackson Street Legal & Financial
Harwell Brown & Harwell 12 Jackson Street Legal &a&ncial
Wood, Odom, Edge Attorneys| 15 Jefferson Street  L&dgdanancial
Harmon & Gorove Attorneys 1 Jefferson Stregt  Lég&inancial
Mark Morgan, Inc. 14 E Washington Legal & Financial
Steven Erle Fanning, Attorney| 44 Perry Street L&alnancial
McMillan & Camp 7.5 E Court Sq Legal & Financial
Murphpy & McClendon 9 W Broad Street| Legal & Finaic
Rosenzweig, Jones, and
MacNabb 32 S Court Sq Legal & Financial
Patrick McKee & Assoc 19 Spring Street Legal & Fioial
Heritage Investments 13a Jackson Streqt Legal &rfeiial
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Business (2008) Street #| Address Type of Business
Stifel Nicolaus 9 Jackson Street Legal & Financial
Debt Relief 5 Jackson Street Legal & Financial
Metro Collection Services 5 Lagrange Streget  Leg&idgancial
Synovus Mortgage Corp 36 S Court Sq Legal & Financi
Bank of Coweta 36 S Court Sq Legal & Financial
W Washington
A & D Hair Designs 9 Street Personal Care
Golden Beauty Salon 13b Jackson Streeft Personal Car
Genelle's Hair Styles 3 Jackson Stree Personal Car
Finishing Touch Hair Design 5 Jefferson Streg¢t  GwakCare
Both of You Hair 10 Greenville Stregt Personal Care
Achieve Stars Consulting 3.5 Jackson Streett prafesk

Daybreak Assessment & Fami|\8

Jefferson Street

professional

Debbie Stratton Photography 18 N Court Sq profesdio
Southwest Key Program, Inc. 4 E Washington protesdi
Smart Solutions, Inc. 7 Lagrange Stre¢t  professiona
Globe Telecommunications 30 S Court Sq professional
Turner & Associates Land

Surveyor 7.5 Jefferson Stree professional
Josh Wright-Lindsey's Realtors 14 Jackson Stre¢t al esdtate

Tall Oak Properties 7.5 Jefferson Stre¢t  real estat
LHI Real Estate Sales 5 Lagrange Street  real estate
CM Frames 12.5 Jefferson Stregt  Shopping
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Business (2008) Street #| Address Type of Business
Heather Home Interior 14 Jefferson Stre¢t  Shopping
What's in Store 7 Jefferson Stregt ~ Shopping
Katelyn's Closet 10 E Broad St Shopping
Heritage Quilts & Fabrics 22.5 W Court Sq Shopping

Other Side of the Moon 9 Greenville Strget  Shopping

Virtu 15 Greenville Streef Shopping
Panoply Interior Design 16 Greenville Strget  Shogpi

The Vintage Flea 8 Greenville Strept  Shopping
Interior Repeats 6 Greenville Street  Shopping
Greenville St. Antiques 4 Greenville Street  Shopgpin

Scott's Bookstore 28 S Court Sq Shopping

Oz Cutlery 1 E Court Sq Shopping

Nu Link Digital 2 Jackson Street Shopping

Brooks Vacuum Shop 5 Lagrange Street  Shopping

Cook Office Equipment 3 E Court Sq Shopping
Franklin's Printing 21 W Court Sq Shopping

Paper Appointments 7 Greenville Strget Shopping

Hit the Trall 10 Lagrange Streef  Shopping
Morgan's Trophy Shop 15 N Court Sq Sports & Remgat
Sportsdome 13 Greenville Strept  Sports & Recreatio
Allison Performance Hobbies 12 Greenville Stre¢et or&p& Recreation

Table 75: Newnan Business Data, 2008
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