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Executive Summary
Why a plan?
Towns are created step by step by many people. It is only possible to
coordinate public and private effort in a great townmaking enterprise
with some idea of what the whole is meant to become as it evolves.
Fayetteville will build upon the proud legacy of its founders, and grow
a more beautiful, more sustainable Downtown, with this plan.
The purpose of this document is to focus resources on things that will
really make a difference. The Downtown Master Plan crystallizes the
desires of Fayetteville's citizenry into buildable, functional visions, and
provides do-able instructions for government and private investors.
Intensive public involvement was used to create this blueprint for
Downtown's next distinguished century.

Balance, above all, is the theme
The many authors of this plan have struggled to find equilibrium
between equally important goals. They have demanded a balancing
between predictability and flexibility in regulations. They have insisted
on balancing automotive mobility and convenience with pedestrian
comfort and achieving the desired urban image for the heart of the
community. They sought a balance between preservation of the historic
character and a spirit of new-ness, and allowed no trade-off between
productive real estate and environmental sensibility. With this plan
Fayetteville can have all these.

Building on History
Fayetteville has a great downtown to start with. The goal of this plan is
to show how to add to what's been accomplished with new generations
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of timely upgrades. This is not a handbook for the slash-and-burn,
slum-clearance / urban renewal plan of the kind that disassembled central cities a generation ago; this one's about putting the traditional city
back together.

Basic Principles
Six fundamental strategies are established by the plan.
First, a superbly walkable environment should be produced and showcased
as Downtown's hallmark. Second, it must be made a priority to get
more people, including households of moderate and upper income,
living Downtown. Third, Fayetteville needs to get smart about parking, so
the need can be efficiently and sustainably met but the sense of place is
enhanced, not weakened, in the process. Fourth, smart rules that outperform the existing zoning should be put in place to attract and secure a
caliber of development worthy of Downtown. Fifth, an interconnected
series of special places should be nurtured and celebrated as Downtown's
signature public spaces and best addresses. Sixth, Fayetteville must recognize in all its actions that this part of the City has an experience-based
economy, and thus continue to expand the focus on arts, culture and
entertainment experiences as Downtown's drawing card.

Teamwork & Patience
The vision is compelling, but no one developer, group of elected officials, or agency can pull it off alone. This plan is assembled around the
idea that many coordinated actions (large and small) by the City government, businesses, developers, neighbors, the University, and cultural
organizations will gradually grow the Downtown the citizens want.

The plan looks both short term and long term. While the Illustrative Master
Plan focuses on the long-term vision for the future of Downtown as a
whole, and foretells a series of changes and initiatives that will be
decades in the making, there are specific sites identified in the plan that
are prime locations for initial projects in the very near future. Examples
of projects & initiatives in the plan meant to be undertaken soon or in
our generation are the infill of vacant and underutilized sites on
Dickson Street, Block Avenue and West Avenue, enabled by a first generation of community parking facilities; redevelopment of the
Mountain Inn property; creation of a sizable Downtown Park; and a
"road diet" narrowing the bloated College Avenue / Archibald Yell
Boulevard corridor into a tree-lined grand avenue. Longer term
prospects in the plan include the framing of that 71-B corridor with
substantial redevelopment of blighted properties along the reclaimed
avenue; redevelopment of the Fayetteville City Hospital and Hillcrest
Towers parcels; and completion of more shared parking facilities timed
to match private infill development.

Implementation
The plan includes an interlocking series of implementation measures.
There is an entire chapter devoted exclusively to implementation. In
addition, throughout the key chapters there are green boxes entitled
"Getting There" that provide detailed action steps at the end of each
major section.

B. Establish a tax-increment financing mechanism that will
be used, among other things, to produce shared parking and
enable public-private redevelopment partnerships.
C. Transform DDEP into a Business Improvement District.
D. Undertake a series of improvements to improve walkability
and viability for business and housing, including returning
certain key streets to two-way traffic.
E. Catalyze a shift from individual, inefficient surface parking
lots to shared parking, parking structures, and to foster a
park-once environment.

Stay the Course
Diligence and persistence in implementing this plan will reward
Fayetteville with an inspiring Downtown scene, an ever higher quality
of life, and continued economic prosperity.
Victor Dover, Principal-in-Charge
Margaret Marshall, Senior Project Director
Dover, Kohl & Partners, Town Planning
April 30, 2004

The primary official implementation steps are to:
A. Adopt a new set of land development regulations, a
form-based code for the Downtown district, replacing
the existing zoning.
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The Downtown Master Plan
demonstrates the involvement of
citizens in defining the
future of their Downtown.

Working together as a community is the way to guide growth and assure quality
development for future generations of Fayetteville residents. The Downtown
Master Plan demonstrates just this kind of teamwork.
In 2003, Dover, Kohl & Partners was selected by the City of Fayetteville to lead
the process and create the Downtown Master Plan. Their team included urban
economists, UrbanAdvisors, transportation experts, Hall Planning & Engineering,
marketing and branding experts, BensonMiles TND, and a computer visualization
company, UrbanAdvantage.
"Designing in public," the Dover-Kohl team conducted an open planning process
in January 2004 to identify the ideas, needs and concerns of the community.
Participants helped to create the Downtown Master Plan through an intensive
design event called a charrette. Over the course of seven days, a series of hands-on
workshops were held with the community and the team of design professionals.
Community participants included property owners, neighbors, business people,
developers, elected officials, City staff, students, and community leaders.

Charrette Preparation

What is a Charrette?
Charrette is a French word that translates as “little cart.” At the leading architecture
school of the 19th century, the Ecole des Beaux-Arts in Paris, students would be
assigned a tough design problem to work out under pressure of time. They would continue sketching as fast as they could, even as little carts—charrettes—carried their
drawing boards away to be judged and graded. Today, “charrette” has come to describe
a rapid, intensive, and creative work session in which a design team focuses on a particular design problem and arrives at a collaborative solution. Charrettes are productoriented. The public charrette is fast becoming a preferred way to face the planning
challenges confronting American communities.

Prior to the charrette, the Dover-Kohl team focused their efforts on gathering
base information. This included learning about local history, reviewing previous
plans and studies, examining the existing City ordinances and land development
regulations, and analyzing the physical, social, and economic characteristics of
Downtown. The team visited Fayetteville in fall 2003 and met with City officials, staff, Downtown organizations, community leaders, and other local stakeholders in preparation for the charrette.
The team compiled the information gathered from the site visit in a series of site
analysis diagrams. The diagrams contained information and data pertaining to
land use, property ownership, parking supply, and natural resources, among others.
A key element in preparing for the charrette was generating public awareness.
Challenged with that important task, City staff spread the word about the
Downtown charrette by placing ads in the local newspapers, posting public
notices, placing flyers in businesses downtown, and mailings. In addition, the
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Credit: Bob’s Studio of Photography

Bentonville

Historic Photographs of Downtown Fayetteville.

City arranged for all charrette events to be televised on the local cable access television channel.

Study Tours
To further understand Fayetteville's situation in Northwest Arkansas, the team
visited Rogers, Bentonville, Springdale and their environs. The tour helped the
team to better grasp growth pressures in the region and the essential need to
maintain and preserve Fayetteville's character. After visiting the neighboring
towns, City staff led the team on a tour of Fayetteville, to enhance the team's
understanding of issues affecting the City as a whole. After touring the region
and City, the team focused on the Downtown study area. The team examined
every street in the study area, noting areas of particular concern and the existing
urban fabric (network of blocks and streets). Members of the team walked and
photographed a variety of urban conditions, noting building form, building
placement, architectural character, street designs, topographic conditions, and
the natural landscape. Prepared with maps of the existing conditions of the
study area, team members highlighted potential areas for infill development,
parking supply and demand, buildings of architectural/historical significance, and
unique conditions and characteristics of the Downtown.

Rogers

Fayetteville
How This Plan Was Created
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ANALYSIS DIAGRAMS
The analysis diagrams are based on 2003 information provided by the
City’s GIS Department.

Building Footprints
Downtown Master Plan Boundary
Existing Buildings
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Topography
Downtown Master Plan Boundary
10 ft. Elevation Contours
How This Plan Was Created
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Zoning
Downtown Master Plan Boundary
C-2 Thoroughfare Commercial
C-3 Central Business Commercial
C-4 Downtown
I-1 Heavy Commercial and
Light Industrial
P-1 Institutional
R-0 Residential - Office
RMF-24 Residential Multi-family
(24 units per acre)
RMF-40 Residential Multi-family
(40 units per acre)
RSF-4 Residential Single-family
(4 units per acre)
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Future Land Use
Downtown Master Plan Boundary
Community Commercial
Historic Commercial
Mixed Use
Parks
Private Open Space
Residential
University
How This Plan Was Created
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Historic Neighborhoods
Downtown Master Plan Boundary
Mt. Nord
Washington Willow
Wilson Park
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Neighborhood Associations
Downtown Master Plan Boundary
Dickson Street
Jennings Plus
Mill District
Town Branch
Town Mountain South
Washington Willow
West Lafayette Street Historic
Neighborhoods
Wilson Park
How This Plan Was Created
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Property Ownership
Downtown Master Plan Boundary
Fayetteville Public Library Board
Hospital
Federal
Washington County
University of Arkansas
City of Fayetteville
Downtown Churches
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Downtown Parking
Downtown Master Plan Boundary
Parking Spaces
Parking Spots
Dickson Street Central Improvement
District No. 1
Off-Street Parking Development
District No. 1
How This Plan Was Created
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Orthophotograph
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The Charrette
On Friday, January 9, 2004, a Community Kick-off Presentation marked the start of the charrette.
Approximately 75 residents, City leaders, and local stakeholders gathered at the Bank of Fayetteville on
the historic Downtown Square for the evening. After a rousing introduction by Mayor Dan Coody, John
Lewis made a short speech. Mr. Lewis is a third generation Fayetteville resident, business owner, and
community activist; he discussed the important role the charrette would play in the history of the City.
Mr. Lewis focused on the evolution of the City from the idea of a "shining City on the hill" to the leading community of Northwest Arkansas. The attendees at this event also had the opportunity to view a
series of historic photographs depicting the downtown's evolution. At the conclusion of Mr. Lewis' talk
on the history of Fayetteville, Victor Dover, principal of Dover, Kohl & Partners and charrette leader,
outlined the challenge for participants during the charrette week. Victor emphasized that the Plan
would be created by the community, for the community. The evening concluded with lively discussion as
excitement grew for the following day's event.

Community Kick-off Presentation

On Saturday, January 10, community members gathered at the Fayetteville Town Center for the handson design session. The event was advertised in the local newspapers, on local cable TV, on flyers posted
in Downtown businesses, and through open invitations. Approximately 150 community members
attended. Victor Dover started the day with a "food for thought" presentation, providing background on
traditional town building, community planning, and smart growth principles. After laying out ground
rules for the day, participants gathered in small groups at tables, each with several maps of Downtown.
Residents came full of ideas and went to work, becoming "citizen planners." Armed with markers and
pencils, participants rolled up their sleeves and began to illustrate
their vision for the future of Downtown on large maps. A
member of the design team or a volunteer from City staff
was placed at each table to serve as a facilitator and guide
the participants through a series of design exercises.
Participants were met with a challenging question:
"What do you want your Downtown to be as it grows up?"

After introductions at the tables were made, each participant wrote
down one word that describes Downtown Fayetteville today and
one word that describes Downtown in their vision for the future.

How This Plan Was Created
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As the day progressed, participants continued to draw on the maps and write down their ideas
for the future of Downtown. At the end of the day, a representative from each table presented
their table's ideas to the entire assembly. Common themes began to emerge quickly, as many
important goals for Downtown were identified. Of the many ideas that were heard, some of the
most widely shared ideas were:
“encourage mixed-use and infill development”
“establish green spaces and green corridors”
“fix College Avenue and Archibald Yell”
“make Fayetteville a real cultural destination”
“increase walkability Downtown”
The goal of the hands-on session was to forge an initial consensus and develop an overall vision
for the Downtown. In addition to the group presentations, each participant filled out a personal
survey at the end of the session. The surveys allowed the consultant team to gain more detailed
insight into the visions of the many individuals that participated. Feedback was very positive
and the event was a invaluable resource for creating a unified plan.
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From Sunday through Thursday, the design team ran an open design studio at
the Nadine Baum Studios. Citizens and staffers were encouraged to stop by
throughout the week to check the status of the plan and to make sure the design
team was on the right track. The location of the studio in Downtown, as well as
the immense community interest, led many people to participate throughout the
week. The workgroup drawings and plans from the Saturday hands-on design session were placed around the room for easy review as new people became
involved. While community members met with them in the studio, the design
team continued to analyze the information gathered at the hands-on session and
in the site analysis in order to formulate the initial concepts for the plan. The
team was tasked with synthesizing the many ideas heard at the hands-on design
session and throughout the week into a single cohesive master plan. The design
team created lists, graphs, diagrams, drawings, and plans, combining and refining
the ideas. Working on-location allowed the design team ready access to closely
study Downtown, during all hours and on different days of the week. The planners observed day-to-day traffic patterns, public uses, and other details of civic
life.
While everyone was encouraged to visit the design studio at anytime throughout
the week, an Open House event was also held on Tuesday evening. The open
house was arranged as an informal community meeting where citizens could further participate in the evolution of the plan. Participants viewed preliminary
sketches and plans and visited the design studio. Next, Victor Dover and traffic
engineer Rick Hall led a discussion on creating livable communities and great
streets and summarized the work performed so far. Following the presentation,
participants asked questions in an open-microphone session. Questions were
recorded and more ideas expressed for inclusion in the Master Plan.
In addition to the public design studio, members of the design team met with
specific stakeholders in scheduled technical meetings. The team met with City
staff, City officials, Planning Commissioners, neighborhood associations, business
and property owners, local architects, students, and Downtown Dickson
Enhancement Project leaders, among others. These meetings helped make sure
that as many groups and points of view as possible were heard and represented.
The charrette week ended with a "Work-in-Progress" presentation on Thursday,
How This Plan Was Created
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January 15. Over 200 citizens returned for the presentation eager to
hear the planners and designers remarks on the vision for the future of
Downtown. Victor Dover began the presentation with a summary of the
week's events, then presented sketches and computer visualizations illustrating the hypothetical future build-out of Downtown. Focusing on specific areas, Victor walked the audience through a "future tour" showing
both short and long-term changes that are possible under the plan.
Renderings showed "before and after" illustrations of possible development scenarios. A summary of initial regulatory ideas to control and
direct the character and quality of development within Downtown was
also presented to the group. In addition, the design team discussed traffic and parking management, as well as the economic conditions and
strategies necessary to make the plan a reality. At the end of the presentation, a new survey was distributed to gauge the community's opinion
on the ideas presented that evening.
Work-in-Progress Presentation

After the Charrette
At the conclusion of the week-long charrette, the design team departed
Fayetteville and returned home to their offices. Over a period of six
weeks the illustrative master plan produced during the charrette was
refined and this report was created. The plan documents were then submitted for City and community review. The following report represents
a synthesis of desires and goals for the future of Downtown within a
workable framework of specific implementation measures.

Level of Participation
Of the surveys received from those who attended the Work-in-Progress event:
15% attended only the Work-in-Progress Presentation
15% attended the Work-in-Progress Presentation and one charrette event
28% attended the Work-in-Progress Presentation and two charrette events
20% attended the Work-in-Progress Presentation and three charrette events
21% attended all charrette events

“I’m so proud to live here and to have participated in this exciting process.”

- a community member, at the conclusion of the charrette
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2

Through the charrette process, the community and design team
arrived at a series of basic urban design and policy principles to
guide future development Downtown. The Key Principles summarize the results of the citizen process and promote responsible
growth, planning and development. While the specifics of each
principle are reflective of Fayetteville’s needs, overall these principles
are essentials for good planning in any modern downtown. This
chapter presents the broad scope of the community's vision for
Downtown; specific design components of each principle are further
described and illustrated in Chapter 3. General guidance on implementing each principle is included; detailed implementation strategies can be found in Chapter 5.
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KEY PRINCIPLES
1. A Superbly Walkable Environment
C

2. Downtown Living
3. Smart Parking

C

C

C

C

C

4. Smart Rules
5. Special Places
6. An Experience Economy

Existing Building
Proposed Building

The Illustrative Master Plan at right was created during the charrette. The plan
synthesizes community ideas and depicts the idealized build-out for downtown. This map is for
illustrative purposes and is not a regulating document. The Illustrative Master Plan identifies
key opportunity parcels for potential development, redevelopment, conservation, and preservation. A large copy of the plan is included in the Appendix and is on display at City Hall.
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Exis. Civic Building
Parking Structure
Green Space
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1. A Superbly Walkable Environment
A network of interconnected blocks and streets is present in Downtown Fayetteville. The historic urban fabric of the town allows for a series of intimate public spaces and streetscapes. Over time, however, the traditionally walkable streets have been disturbed by road widenings and automobile
dominance. In the future these streets must be reclaimed, creating a healthy balance between vehicular and pedestrian traffic. The Downtown
Master Plan supports the continued creation of "great streets" in Downtown.
More than any other feature, streets define a community's character. "Great streets" are walkable, accessible to all, interesting, comfortable, safe, and
memorable. While great streets accommodate vehicular and pedestrian travel, they are also signature public spaces. Great streets showcase high quality
buildings; mixed-use streets provide good addresses for sustainable commerce while residential streets are key to livability in neighborhoods.
STRATEGIES FOR DESIGNING GREAT STREETS
1. Design for pedestrians first.
The configurations of great streets consistently provide a high-caliber experience for pedestrians as a baseline obligation, and go on from there to
accommodate all other required modes of travel.
2. Scale matters.
A street should function as a three-dimensional outdoor room, surrounding its occupants in a space that is welcoming and useable, especially for
pedestrians. A ratio of 1:3 for building height to street width is often cited as a minimum benchmark of success, although even more narrowly proportioned street spaces can produce a still more satisfying urban character.
Proportions of Street Space

building height

The height-to-width ratio of the space generates spatial enclosure, which is related to the physiology of the human eye. If the width of a public space is such
that the cone of vision encompasses less street wall than sky opening, the degree of spatial enclosure is slight. The ratio of 1 increment of height to 6 of width
is the absolute minimum, with 1 to 3 being an effective minimum if a sense of enclosure is to result. As a general rule, the tighter the ratio, the stronger the
sense of place and, often, the higher the real estate value. Spatial enclosure is particularly important for shopping streets that must compete with shopping
malls, which provide very effective spatial definition. [emphasis added]. In the absence of spatial definition by facades, disciplined tree planting is an alternative. Trees aligned for spatial enclosure are necessary on thoroughfares that have substantial front yards.
Excerpted from
AIA Graphic Standards

Ratio 1:3.

street width
Plan Fundamentals
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Although pedestrians are invariably more comfortable on narrower streets, great streets vary in size and
shape and are successful in many different configurations. Width is only part of the recipe. From an
urban design point of view, there are extremely successful eight-lane roads just as there are miserable failures two lanes wide. Streets need to be sized properly for their use and matched in proportion to the
architecture and/or trees that frame them. The Champs-Elysées in Paris, for example, is 230 feet wide but
it is considered a "great street;" the scale of the boulevard is defined three-dimensionally. Buildings on
the Champs-Elysées are 75 to 80 feet tall, creating an effective sense of enclosure. By contrast, intimate
residential segments of Church Street in Charleston have a right-of-way only twenty-two feet wide—just
seventeen feet curb-to-curb, plus a sidewalk—and the houses that line both sides are two stories tall.
Classic streets in American streetcar suburbs feature shallow front yards, broad planting strips for trees,
and relatively narrow pavement; the trees on both sides enhance the spatial definition. The designed
ratio of height to width is followed on most great streets around the world.
3. Design the street as a unified whole.
An essential distinction of great streets is that the whole outdoor room is designed as an ensemble,
including utilitarian auto elements (travel lanes, parking, curbs), public components (such as the trees,
sidewalks, and lighting) and private elements (buildings, landscape, and garden walls). As tempting as it
may be to separate these issues, by for example leaving building placement and orientation out of the
discussion when planning new thoroughfares, all the public and private elements must be coordinated to
have a good effect. For example, the best city streets invariably have buildings fronting the sidewalk, usually close to the street. The random setbacks generated by conventional zoning only rarely produce this
effect, so the land development regulations along a given corridor must be rethought in conjunction with
any road improvement (especially widenings). In some cases, minimum height of buildings should be regulated to achieve spatial definition, almost impossible to attain with one-story buildings. Similarly, the
old routine of widening roads but citing last-minute budget problems as the reason to leave street trees or
sidewalks "for later" is unacceptable, comparable to building a house with no roof.
4. Include sidewalks almost everywhere.
Without sidewalks, pedestrian activity is virtually impossible. The design matters, too. One of the simplest ways to enhance the pedestrian environment is to locate the walkway at least 5 or 6 feet away from
the curb, with the street trees planted in between. Pedestrians will be more willing to utilize sidewalks if
they are located a safe distance away from moving automobile traffic. The width of the sidewalk will vary
according to the location. On most single-family residential streets, five feet will usually suffice, but more
width is needed on rowhouse streets to accommodate stoops. On Main Streets, fourteen feet is usually
most appropriate, but the sidewalk must never fall below an absolute minimum of eight feet wide.
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Champs-Elysées, Paris, France

Church Street, Charleston, SC

It is not surprising that, given their multiple roles
in urban life, streets require and use vast
amounts of land. In the United States, from 25 to
35 percent of a city's developed land is likely to
be in public right-of-way, mostly streets. If we can
develop and design streets so that they are wonderful, fulfilling places to be, community building
places, attractive public places for all people of
cities and neighborhoods, then we will have successfully designed about 1/3 of the city directly
and will have an immense impact on the rest.
- Allan Jacobs, Great Streets
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Urban Heat Islands

Beaufort, SC

Richmond, IN

5. Shade!
Motorists, pedestrians, and cyclists all prefer shady streets. Street trees should be placed
between automobile traffic and pedestrians, for an added layer of psychological security
for pedestrians. Street trees with fairly continuous canopies that extend over the travel
lanes and the sidewalks should be the norm. This is especially vital on arterial roadways
or other wide streets that contain expanses of concrete and asphalt and depend on trees
for spatial definition. Main Streets are a special case, in which excessive tree plantings
can interfere with clear views to signage and merchandise. In areas like these where continuous plantings of street trees are undesirable or inappropriate, architectural encroachments over the sidewalk like awnings, arcades and colonnades, and cantilevered balconies
can be used in place of trees to protect pedestrians from the elements and shield storefronts from glare. The taller buildings and tighter height-to-width ratio on Main Streets
also produce some shade. In downtown areas, streetlights, bus shelters, benches, and
other street furniture occupy the wider sidewalks and provide the appropriate separation
between pedestrians and the curb.

Modern research about energy conservation and climate have
revealed a phenomenon called the "urban heat island." This
describes the buildup of heat (in urbanized areas in both downtowns and suburbs) that results in part from the increased
amount of unshaded pavement, dark rooftops and other darkened surfaces; experts tell us this brings about energy waste,
not to mention summertime discomfort. However, the urban
heat island is tamed by the shade produced by street trees.
Street trees are thus essential for not only controlling glare and
improving our air, but also for conserving energy.
The U.S. Environmental Protection Agency (EPA) has a Heat
Island Reduction Initiative (HIRI). For more information, refer to
www.epa.gov.

This aerial photograph, taken January 10, 2004, illustrates
the lack of trees in parts of Downtown Fayetteville.

6. Make medians sufficiently wide.
Where divided thoroughfares are unavoidable, the medians must be generous enough to
serve as a pedestrian amenity. For street trees to thrive and for pedestrians to have adequate refuge when crossing streets, the medians need to be sized accordingly.

Plan Fundamentals
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7. Plant the street trees in an orderly manner.
Great streets are not the place to experiment with random, romantic, or naturalistic landscaping.
Urban trees should be planted in aligned rows, with regular spacing, using consistent species. This
will not appear rigid or mechanistic, for trees do not grow identically; rather, the power of formal
tree placement is that it at once shapes the space, reflects conscious design, and celebrates the intricacy and diversity within the species. More importantly, the shade produced by the trees will be
continuous enough to make walking viable, and the spatial impression of aligned trees also has a
traffic calming effect.
8. Use smart lighting.
Streets should be well lit at night both for automobile safety and pedestrian safety. Pedestrians will
avoid streets where they feel unsafe. "Cobra head" light fixtures on tall poles spaced far apart do not
provide for pedestrian safety. Shorter fixtures installed more frequently are more appropriate, and
can provide light under the tree canopy as street trees mature.

Charlotte, NC

9. Allow on-street parking in suitable locations.
On-street parking provides further separation between pedestrians and moving cars and also serves
as a traffic calming device because of the "visual friction" and alertness it triggers. Parallel parking is
often better than head-in or diagonal parking because it requires less space, although diagonal parking is acceptable in exceptional cases on shopping streets if the extra curb-to-curb width is not
achieved at the expense of properly sized sidewalk space. Parking near the fronts of buildings also
encourages people to get out of their cars and walk, and is essential to leasing street-oriented retail
space.
10. Resist parking lots in front of buildings.
The bulk of a building's parking supply should not be up against the sidewalk or facing the street
but should occur behind the building instead (or in a few cases, beside the building). The acres of
surface parking between storefronts and the street are responsible for the negative visual impact of
the typical commercial "strip". Such a disconnected pedestrian environment is in part due to bad
habits on the part of auto-oriented chain stores, but also reflects the large setbacks and high parking
requirements in conventional zoning. If the rules are changed to provide "build-to" lines rather than
mandatory front setbacks for commercial buildings, it is possible to grow streets with real character.

Richmond, IN

Frankfort, KY
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Streets are the public living rooms in a community. In a downtown, the spaces between the buildings matter even more
than the spaces within. Buildings located along streets sell for great addresses, street scene, and the convenience to walk
places. Street oriented architecture does not turn its "back" to the street; doors, windows, balconies, and porches face the
street, not blank street walls. In this way, a level of safety is reached by creating "eyes on the street." In a thriving downtown, street oriented architecture makes the public realm between buildings satisfying.

Above, diagrams of
architectural treatment
for encroachments over
Main Street sidewalks:
awning, balcony(s),
colonnade(s), arcade.

Every street in Downtown Fayetteville is important. Within the network of streets, there are certain streets that should
be showcased, protected, and thought about with even more care. These streets include Dickson Street, Block Avenue,
College Avenue, Lafayette Street, School Avenue, Center Street, Mountain Street, West Avenue, and Archibald Yell
Boulevard. Each street is identified as a signature connection in Downtown. These streets should receive priority in
regards to investment and a careful examination of the rules.

Plan Fundamentals
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GREAT STREETS IN THE MAKING

Dickson Street

Lafayette Street

West Avenue

College Avenue

School Avenue

Block Avenue

Archibald Yell Boulevard
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If streets are walkable, most people will walk a distance of approximately ¼ mile (1320 feet) before turning back or opting to drive
or ride a bike rather than walk. Most neighborhoods built before
World War II are ¼ mile from center to edge. This dimension is a
constant in the way people have settled for centuries. This distance
relates to the manner in which people define the edges of their
own neighborhoods.
Of course, neighborhoods are not necessarily circular in design,
nor is that desirable. The ¼ mile radius is a benchmark for creating a neighborhood unit that is manageable in size and feel and
is inherently walkable. Neighborhoods of many shapes and sizes
can satisfy the ¼ mile radius test. Downtown Fayetteville demonstrates the ¼ mile radius principle with several distinct neighborhoods or quarters that combine to form the whole. The
Illustrative Master Plan shows how to reinforce the identity and
completeness of each of the Downtown neighborhoods with infill
development and preservation.

The circles on the Illustrative Master Plan
indicate a walking distance of a 1/4 mile.
Plan Fundamentals
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The grid of streets found in Downtown Fayetteville is typical of the
era in which the town was founded. It is essential when encouraging walkability to have places for people to walk to — Downtown
destinations. Small blocks and streets that go somewhere are essential.
The formation of the Cultural and Entertainment Overlay District
provides the distinction of specific destinations and attractions for
people to walk to and from. The Downtown Square, Dickson
Street, Walton Arts Center, and new Fayetteville Public Library form
the four corners of a highly walkable environment. Visitors and residents of Downtown are able to park once and walk to almost all
destinations. While each are geographically within walking distance,
there is a community perception that you must drive to get from
one place to another in Downtown. The reality is that with
unfriendly physical conditions, people do not feel comfortable walking to different destinations in Downtown. Making the streets within Downtown pedestrian friendly (and adding appropriate directional signage) would remove this perception.

The highlighted areas on the Downtown Master Plan indicate
some of the most crucial connections in Downtown.
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In addition to Downtown streets and sidewalks, there is also a
trail system which connects the Downtown to other areas of
the City. The existing trails system is expanded in the 2003
Fayetteville Alternative Transportation and Trail Master Plan.
Additional trails will further enhance the pedestrian connections throughout Downtown. On-street linkages are proposed
for every major street in Downtown. Specific trail heads are
identified along each trail, allowing easy access, managed
parking (as necessary), and recreation facilities. The trail
linkages further connect pedestrians with various Downtown
activities. In addition, the Northwest Arkansas Heritage Trail
Plan offers historical routes through Downtown and further
connects Downtown to the region as a whole. The implementation of the Fayetteville Alternative Transportation and Trail
Master Plan is an important link in Fayetteville's trail network
and the overall walkability strategy for Downtown.
1

2

1. Arkansas-Missouri Rail-Trail
2. Center Prairie Trail
3. Block Avenue / Walker Park Trail
Proposed Trails
(Fayetteville Alternative Transportation and Trail Plan)
Existing and Proposed Buildings
Green spaces

3
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A SUPERBLY WALKABLE ENVIRONMENT — GETTING THERE
The following steps are necessary in creating a Superbly Walkable Environment Downtown:
a.

Adopt the Downtown Master Plan.

b.

Adopt the Downtown District (including the Urban Standards and Architectural Standards) as a new zoning district in the City's
Unified Development Code.

c.

Create a Downtown Redevelopment District to enable tax increment financing and appoint a Development Coordinator.

d.

Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business Improvement District to assist the
redevelopment district in funding streetscape improvements and other modifications.

e.

For major street and infrastructure improvements, the City should earmark funds in the General Plan or apply for grants from
the federal government.

f.

Amend the Fayetteville General Plan 2020: Master Street Plan to include the Downtown District thoroughfare standards. In
addition to the standards, the Thoroughfare Atlas should also be included in the Master Street Plan to identify the location of
specific street types within Downtown.

g.

Revisions to the City's parking standards, found in the proposed Downtown District ordinance, should be adopted for application
Downtown.

h.

Add on-street, parallel parking to all appropriate streets in Downtown (see the Thoroughfare Atlas in the Appendix).

i.

Encourage sidewalks on every street in Downtown.

j.

Where structured parking is being built demand off-street structured parking with a habitable liner building fronting the street.

k.

Concentrate retail in Downtown to create a "park once" environment so that patrons can walk to many shops and stores rather
than having to drive to each location.

l.

Through Urban Standards and Architectural Standards (included in the Downtown District ordinance), require that all new buildings
have doors and windows facing streets.

m.

Enhance Downtown streets through physical improvements, street modifications, and infill development.

n.

Continue to draw cultural and entertainment destinations to Downtown through the adoption of the Cultural and Entertainment
Overlay District.

o.

Implement the Fayetteville Alternative Transportation and Trail Master Plan to add recreational and walking trails and to further
connect Downtown to the region as a whole.

Additional Implementation Strategies are included in Chapter 5.
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2. Downtown Living
Downtown Fayetteville is a place many people call home, but more residents are needed.
There is a mix of housing located Downtown, offering many the opportunity to live in this vibrant urban
environment. There are four active Downtown neighborhood associations, which include West Lafayette
Street Historic Neighborhoods, Town Mountain South, Mill District, and Dickson Street Neighborhood
Associations. In addition, portions of the areas served by the Town Branch, Jennings Plus, and
Washington-Willow Neighborhood Associations are located Downtown. There exists a distinct neighborhood character within each of these areas. There is a mix of single-family homes, apartments, residences
above shops and offices, and live-work units Downtown. Each range in shape, size, and architectural style
giving Downtown a unique and diverse residential mosaic.

Mix of Land Uses and
Building Types
Neighborhoods traditionally have a mix of uses
and types of buildings. A variety of uses within
the neighborhood creates the ability to live, work,
shop and have daily needs and services within
walking distance. A variety of building types
allows for diverse lifestyle options, ages, and
incomes to live in the same neighborhood. For
example, in a shopfront building, the business
owner can live above his or her shop, or rent the
upper floors as offices or apartments. Nearby,
rowhouses and cottages can be intermingled with
larger detached homes.

As we look to the future of Downtown, it is important to encourage and provide more opportunities for
people to live Downtown. It is time for Downtown Fayetteville to resume being a primary, first-choice
residential option. If more people live Downtown, overall revitalization efforts will benefit by this
increase in population. Encouraging a balance of people living and working Downtown has several benefits, including: living and working in the same area removes daily trips that rely on the regional road network; support for local businesses; and, new housing Downtown can provide a greater variety of housing
options for Fayetteville. The Illustrative Master Plan identifies specific sites for residential and mixed-use
infill development.
Housing for a mix of incomes must be provided Downtown. Downtown should not be just a place for the
richest of the rich and poorest of the poor. It is a place for everyone, and should support a diverse population from every income level. To reach the best possible spectrum of Downtown residents, Downtown
Single - Family House - Downtown Fayetteville

Rowhouses - Buffalo, NY
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Apartments - Cheyenne, WY

Live - Work Units - Downtown Fayetteville
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living should be promoted simultaneously to all incomes — modest, middle, and
high incomes. In the near term, however, the top priority for achieving a healthy
mix of incomes is to promote downtown living to middle income, owner-occupant
residents. This income group is under-represented in the existing Downtown
housing profile, and it is important to have enough of these households to support
the continuing commercial, cultural and workplace revival that is desired.
During the charrette, UrbanAdvisors ran a pro forma for a hypothetical mixedincome development Downtown. From the analysis, the profits on for-sale units
allowed the inclusion of low-price units for sale as ten percent of the total number
of units, while maintaining a reasonable profit margin for the developers. For the
pro forma, costs from local developers and designers were used, and the pro forma
was reviewed by local developers who agreed with the conclusion that the style of
development proposed could be done in current market conditions. Preliminary
financial analysis demonstrates the potential for including approximately ten percent low-income units in market rate development Downtown.

Rowhouse

Neighborhood preservation and restoration is an important element in maintaining Downtown's character. Many neighborhoods are threatened by encroaching
development and demolition. Many homes are being torn down to build surface
parking lots. This is not acceptable and a balance must be reached between
neighborhood preservation, new development, and the rush to store more cars.
The revision of the City's land development regulations is an essential step in controlling and providing this balance. Where infill development is to occur, such
development must reflect the architectural character of the existing neighborhood.
As Downtown continues to emerge as the leader in cultural and entertainment in
Northwest Arkansas, Downtown living should also provide opportunities and
appropriate accommodations for artists, artisans, and performers.

Live - Work Unit
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DOWNTOWN LIVING — GETTING THERE
The following steps are necessary in creating Downtown Living:
a.

Adopt the Downtown Master Plan.

b.

Adopt the Downtown District (including the Urban Standards and Architectural Standards) as a new zoning district in the City's
Unified Development Code.

c.

Create a Downtown Redevelopment District to enable tax increment financing and appoint a Development Coordinator.

d.

Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business Improvement District, consistent with the
Downtown Redevelopment District.

e.

Where applicable, encourage Downtown residents and property owners to use Federal Historic Rehabilitation Tax Credits to
rehabilitate historic structures.

f.

Develop a rehabilitation / adaptive re-use strategy as a mechanism to create housing Downtown.

g.

Create an infill development strategy to target locations Downtown for residential and mixed-use development.

h.

Conduct an annual inventory of land uses to compare the supply and demand for housing Downtown.

i.

Create affordable housing Downtown through the use of Low-Income Housing Tax Credits and Inclusionary Zoning.

j.

Institute housing programs which offer homeowners assistance in purchasing homes.

Additional Implementation Strategies are included in Chapter 5.
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3. Smart Parking
When planning for the future of Downtown, we must be sure to
plan for an adequate supply of parking to accommodate future
growth and development. Appropriate management is necessary; parking is handled differently in a downtown. Downtown
is not a mall, strip shopping center, office park, or apartment
complex. Downtown is a unique center of activity where parking, while important, is not the most important feature. In fact,
inappropriately designed surface parking lots and ill-fitting
garages can blight the very character that is Downtown's calling
card. A downtown must have parking, but the City must handle
parking in smart ways so that it does not dominate the entire
environment.
An efficient method for handling parking Downtown is through
the coordinated use of shared parking. Office uses may be able to
use certain parking spaces during the day while these same
spaces are then used by residents at night. Why build two
spaces when one will do in a shared parking scenario? Shared
parking works in a mixed-use, park-once, pedestrian-friendly
environment, all of which are key elements in the Downtown
Master Plan.
There already exists on-street parking on many streets in
Downtown Fayetteville. This is normal for a downtown.
Downtown has a number of streets that could support much
more parking if the streets were designed properly and some
minor adjustments made.
In order to accommodate smart parking Downtown, the City’s
parking regulations need to be revised. A draft of the
Downtown Parking Standards are included in the proposed
Downtown District ordinance (Appendix H).
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Shared Parking
Under a shared parking agreement, businesses would buy parking shares for employees rather than
purchasing the entire space. This would have several immediate effects. First, the most convenient
spaces would be saved for customers. Second, businesses would not incur the full cost of parking, but
only the actual cost of use. Third, a business that formally agreed to parking demand management
would need fewer spaces and thus incur even less cost. For instance, a business with four workers
per shift that had a carpooling program might only need one employee parking space for a 16 hour
day, as opposed to paying per employee per shift for four spaces.
If we assume sharing, then the cost for the space goes down as its use goes up. For instance, if a typical office has employees parking from 8:30 am to 5:30 pm, the use would be 9 hours out of 18 hours
the garage might be open. Per space, the office employer would thus pay only 50 percent of the cost
of building and operation. If we also assume that the employer makes a commitment to demand management with a minimum of two employees per space, the cost per employee is cut in half. If a parking space costs $13,000 to build, and the redevelopment district allows 10 years to pay for the space
at the redevelopment district bond rate, annual parking debt per employee would come to around $332,
or about $28 per month per employee. With operating cost, the per-employee cost would come to
approximately $32 per month. If this seems too much for some employers, they could share the cost
with employees, resulting in an employee cost of less than a dollar a day.
If the same cost sharing were used with a combination of surface parking and structured parking,
because of the lower cost of surface parking the cost to the business declines. In the example above,
if 50 percent of the parking were surface parking, the monthly cost per employee in a two-person carpool would drop to around $18 per month. On a daily basis, if we assume 21 workdays per month, the
cost would thus be about 86 cents per employee per day, less than a cup of coffee downtown. If cost
were shared between employer and employee, the cost for each per day would be about 43 cents.
Such a plan is significantly less costly for employees than paying for meters or receiving the occasional
parking ticket. And it frees up prime space for customers.
This scenario does not mean that the redevelopment district would then pay for the 50 percent of the
space time not used by the office employees, because there are other businesses, which have higher
employee parking demand after 5:30 pm, such as movie theaters, restaurants and other businesses
open later at night. While it is unlikely that all of the space would paid through subscription by businesses, the cost to the redevelopment district would be far less. After the parking construction debt is
paid, the cost to business would be reduced to the operating cost per space, typically a total annual
cost of around $250 per space in structures and $125 for surface spaces. For the office employer
example, this would result in an annual cost for structured parking per employee with demand management of $62.50, or $5.20 per month, or 25 cents per workday. A combination of structured and surface
would lower the cost even further. By the use of shared parking, parking demand management agreements, and Redevelopment District funding, the cost of providing parking Downtown can be substantially reduced for all of the participating parties.

FAYETTEVILLE DOWNTOWN MASTER PLAN

Credit: Len Schaper

Parking should not be placed on corner lots at key intersections.
Surface parking lots on corners disrupts the urban fabric. Most parking
needs to be located near the middle of the block, so that the valuable
street edges can be recaptured for urban architecture or green space.
Where possible, parking lots and structures should be lined with buildings or otherwise screened so that parking does not visually dominate
the street scene. Lining parking structures with habitable space along
the street edge is crucial to natural surveillance and street character.
These "liner buildings" provide an opportune location for affordable
housing, offices, and small business. Liner buildings are particularly well
suited for live-work units or artist studios.

Parking or service access

Parking structure

Credit: Len Schaper

“Liner” building

Illustrative example of “liner” building, with wrap-around shopfronts lining
larger buildings or parking structures.
Garages with liner buildings in Boulder, CO
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Due to continued growth and redevelopment Downtown,
structured parking facilities will gradually need to be provided as part of public infrastructure (see Technical
Memorandum: Downtown Transportation and Management
Study in the Appendix). These facilities could be Cityowned property or created by public-private partnerships.
The creation of a Downtown Redevelopment District or
Business Improvement District (BID) could help alleviate
parking problems by funding the development of structured parking facilities. Chapter 5 details additional funding mechanisms and implementation strategies to provide
parking Downtown.

Possible shared-parking facilities
Existing and proposed buildings
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SMART PARKING — GETTING THERE
The following steps are necessary in creating Smart Parking Downtown:
a.

Adopt the Downtown Master Plan.

b.

Adopt the Downtown District (including the Urban Standards and Architectural Standards) as a new zoning district in the City's
Unified Development Code.

c.

Create a Downtown Redevelopment District to enable tax increment financing and appoint a Development Coordinator.

d.

Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business Improvement District, consist with the Downtown
Redevelopment District.

e.

Revisions to the City's parking standards, found in the proposed Downtown District ordinance, should be adopted for application
Downtown.

f.

The City and DDEP should identify sites for shared parking and meet with property owners and businesses to set the terms of use.

g.

Add on-street, parallel parking to all appropriate streets in Downtown (see the Thoroughfare Atlas in the Appendix).

h.

Where structured parking is being built demand off-street structured parking with a habitable liner building fronting the street.
Create structured parking over time, as the demand exists.

Additional Implementation Strategies are included in Chapter 5.
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4. Smart Rules
Improved development regulations will be one of the primary methods
for implementing the vision for Downtown Fayetteville. Development
regulations work like "DNA"; they are the genetic code for growing a
town. The current City development regulations must be tuned up so
that Downtown can grow into the place the community wants. For
example, the existing regulations call for deep front setbacks in many
locations. Such setbacks are too deep for a downtown environment, and
developers must obtain special permission just to locate a building in
the right place on a lot. Such regulations unintentionally disrupt the
historic urban fabric of the town. In some parts of Downtown, present
zoning bears no relation to the physical context of the uses and building
types that are found there. For this reason, the existing Downtown zoning needs to be reconsidered.
The City must use its power to control development via these regulations, but not over-use this power to the point of stifling investment or
limiting creativity and the eclectic character of Downtown. Regulations
are more than a process; the community needs to think of what outcome they want for the future of their Downtown. Appropriate regulations are essential to making the community's vision for Downtown a
reality. The regulations need to offer control, but control does not mean
that everything has to be the same. The eclectic mix of building types
and architectural styles are part of what makes Downtown Fayetteville
unique. Without over-controlling, the regulations can reassure concerned neighbors about the future of their community and the type of
development that could be present in the future.
Creating new urban and architectural standards can accelerate the development approval process. Faster permitting of specific development
types can encourage the desired type of development. This will allow the
relieving of Downtown properties from any burdensome parking requirements, lot-size minimums, lot coverage or setback requirements, and
impediments to mixed uses, while holding Downtown developers to
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Smart Building Codes
"Smart building codes" is the term used to describe building and construction codes that encourage the
alteration and reuse of existing buildings. Building codes have generally been written to apply to new
construction. As a result, it is often much harder for developers to comply with building codes when
rehabilitating existing buildings than when undertaking new construction. For this reason, "smart building
codes" are being developed with increasing frequency in states and local jurisdictions across the country
to encourage adaptive reuse and the rehabilitation of older structures. New Jersey, Maryland, Minnesota,
and Rhode Island, Wilmington, Delaware, Wichita, Kansas and others have adopted legislation designed
to encourage the rehabilitation and reuse of existing buildings. The New Jersey Rehabilitation Subcode
has reduced building rehabilitation costs by as much as 50 percent -- generating a dramatic rise in historic preservation and downtown revitalization projects.
The U.S. Department of Housing and Urban Development (HUD) has recently published a document
entitled Nationally Applicable Recommended Rehabilitation Provisions (NAARP). The NAARP is a model
for state and local jurisdictions that want to develop "smart building codes." For more information, please
contact the Department of Housing and Urban Development Office of Policy Development Research at
www.hud.gov.

higher design standards, such as build-to-zones and glazing criteria.
Urban and Architectural Standards are found in the proposed
Downtown District ordinance (Appendix H). In addition to enforcing
design standards, the City should also adopt “smart building codes” to
make renovations of old buildings as practical as possible.
Revising the land development regulations also offers the opportunity to
incorporate methods for encouraging or mandating mixed-income housing Downtown. The zoning rules can either require a specific percentage of affordable units or offer a range based on the targeted income
level. With the current real estate trend of downtown residential development occurring across the country, the City should quickly prepare
“inclusionary zoning” rules in the Unified Development Code to insure
a mixed-income pattern of development Downtown. Similar regulations
are being adopted in other municipalities, such as Montgomery County,
MD and Walnut Creek, CA.
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Inclusionary Zoning
Inclusionary zoning is a legal tool which encourages the private sector to include a percentage of affordable units as part of a market rate development. The fundamental purpose of
inclusionary zoning is to allow the development of affordable housing to become an integral part of new development taking place in a community. Inclusionary zoning ordinances
vary widely. They are tailored to each community's specific needs and housing market,
and are just one component of a larger housing strategy. A typical inclusionary zoning
ordinance will set forth a minimum percentage of units to be provided in a specific development affordable to households at a particular income level, generally defined as a percentage of the median household income. The goal is to establish a relatively permanent stock
of affordable housing units provided by the private market. In many ordinances, some form
of incentive is provided by the municipality to the developer in return for the provision of
affordable housing. These incentives can take the form of waivers of zoning requirements,
including density, area, height, open space, use or other provisions; local tax abatements;
waiver of permit fees or land dedication; fewer required developer-provided amenities and
acquisitions of property; "fast track" permitting; and/or the subsidization or provision of
infrastructure for the developer by the jurisdiction.
Source: “Inclusionary Zoning: A Viable Solution to the Affordable Housing
Crisis?”, Dr. Robert W. Burchell and Catherine C. Galley, The Center for
Housing Policy, 2000.

A draft concept for a new zoning district for Downtown is
included in Appendix H. The new district should be adopted
by the City Council and included in the City of Fayetteville
Code of Ordinances. The revised zoning should be based on a
placed-based spectrum of context-sensitive regulatory categories, such as the Transect categories promoted by members of
the Congress for the New Urbanism. For the purposes of the
Downtown Master Plan, the categories can be defined as
Regional Core, Main Street / Center, Downtown General, and
Neighborhood Conservation. Each category displays a distinct
physical character varying in the types of buildings, intensity
of development, scale and to some extent, the appropriate land
uses.

Downtown District
Cultural & Entertainment Overlay
District
Regional Core
Main Street / Center
Downtown General

Proposed Downtown District Regulating Plan
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Regional Core
A Regional Core is a very compact transect zone with a metropolitan
scale, and can include taller structures. Development is most intense
and dense. The character of the Core is more urban than the Center. It
is almost always shared by two or more neighborhoods and occurs on a
major thoroughfare or transit nexus. Cores have a larger concentration
of jobs, retailers, and regional visitors. Uses are primarily destination
retail, entertainment venues, lodging, and offices, although a permanent
residential population is also key. A mix of lofts and apartments, and
rowhouses and live-work units constitute the residential component of
the Core. The Core is usually within walking distance of several residential areas.
Main Street / Center
The Main Street / Center is a place where a greater range of uses is
expected and encouraged. The Center is typically more spatially compact and is more likely to have some attached buildings. Multi-story
buildings in the Center are well-suited to accommodate a mix of uses,
such as apartments or offices above shops. Lofts, live - work combinations, and buildings designed for changing uses over time are appropriate. Schools, post offices, libraries, small retail, higher intensity residential, and other destinations comprise the Center. The center is within
walking distance of the surrounding, primarily residential areas. Each
Main Street / Center is different from the other, and it is important that
development occurs at a scale that respects the existing character of the
surrounding neighborhoods.
Downtown General
Downtown General is a flexible transect zone. It is not limited to the
concentrated mix of uses found in the Regional Core or Main Street /
Center. The Downtown General includes all properties in neighborhoods
that are not categorized as identifiable centers. The General areas are
mixed-use in function but are primarily residential in character. There is
a mixture of single-family homes, rowhouses, apartments, and live-work
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Neighborhoo
Conservatio

units for small businesses. Activities included cover a flexible and
dynamic range of uses, from preserved green spaces to less intense residential development and businesses. In many cases existing zoning determines the building types and scale. Homes located in the Downtown
General have front and back yards with porches and stoops. The
Downtown General includes residential areas, but also accommodates
commercial development that respects the scale and building placement
of homes.
FAYETTEVILLE DOWNTOWN MASTER PLAN

These neighborhood zones are based on the “Transect” found in the
Lexicon of the New Urbanism created by Duany, Plater-Zyberk &
Company. The Congress of the New Urbanism is promoting the use of
the Transect among its members to standardize sustainable development patterns. Great neighborhoods have a wide cross section of
uses that vary in intensity from center to edge. The center of a neighborhood is usually developed in a mixed-use manner with more
intense uses than the general and edge area. This delicate gradient
from center to edge provides visual variety as well as a variety of
housing and commercial options.

Downtown
General
Main Street
/ Center

Regional
Core

Neighborhood Conservation
Neighborhood Conservation has the least activity and is single-family residential in character with a lower density than the other transect zones.
Although it is the most purely residential zone, Neighborhood Conservation
can have some mixed-use, such as civic buildings; schools are particularly
appropriate. Neighborhood Conservation areas are identified by a distinct
change such as a natural feature like a river, forest, or greenway, or a manmade feature such as a thoroughfare. These features provide a physical
change that forms a psychological boundary, giving each neighborhood identity.
Plan Fundamentals
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SMART RULES — GETTING THERE
The following steps are necessary in creating Smart Rules for Downtown:
a.

Adopt the Downtown Master Plan.

b.

Adopt the Downtown District (including the Urban Standards and Architectural Standards) as a new zoning district in the City's
Unified Development Code.

c.

Amend the Fayetteville General Plan 2020: Master Street Plan to include the Downtown District Thoroughfare Standards. In
addition to the Thoroughfare Standards, the Thoroughfare Atlas should also be included in the Master Street Plan to identify the
location of specific street types within Downtown.

d.

Adopt "smart building codes" to make rehabilitation of old buildings as practical as possible.

e.

Incorporate inclusionary zoning measures in the Unified Development Code for private developers to provide mixed-income
developments Downtown.

Additional Implementation Strategies are included in Chapter 5.
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5. Special Places
Throughout the charrette, citizen participants identified and focused on
many special places within Downtown. There are spots in Downtown
that people love and that are the "postcard pictures" of the town.
Fayetteville residents have favorite buildings and street scenes and like
each the way they are, yet think they could be even better with slight
adjustments. On the other hand, there are some unsatisfactory spots in
Downtown that need a new start. These are places where the visual
character or urban functionality is weak; in some cases the beautiful historic structures are gone or the street scene was never spectacular. Still,
the opportunity exists to turn these less-appealing places into great
addresses, harnessing the power of infill development and placemaking
to create memorable character and economic vitality. Infill development
is thus the key to capturing lost space in Downtown. The priority is to
add buildings, not destroy buildings. Chapter 3 details opportunities for
infill development, identifying both short and long-term prospects.

Old Main

Walton Arts Center

The Old Post Office

The Old Washington
County Courthouse
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SPECIAL PLACES — GETTING THERE
The following steps are necessary in creating Special Places Downtown:
a.

Adopt the Downtown Master Plan.

b.

Adopt the Downtown District (including the Urban Standards and Architectural Standards) as a new zoning district in the City's
Unified Development Code.

c.

Create a Downtown Redevelopment District to enable tax increment financing and appoint a Development Coordinator.

d.

Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business Improvement District to fund streetscape
improvements and other modifications.

e.

Develop an infill development strategy to target locations Downtown for residential and mixed-use development.

f.

Preserve and enhance historic structures through the Federal Historic Rehabilitation Tax Credit and through Arkansas Historic
Preservation Restoration grants.

g.

Adopt a "smart building code" to make renovations of old buildings as practical as possible.

Additional Implementation Strategies are included in Chapter 5.
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6. An Experience Economy
Fayetteville has some things that many cities have lost — real downtown character and real downtown
things to do. Through the course of change in the 20th Century and the rise of suburban sprawl, many
residents and businesses vacated downtowns. While the economic engine of Downtown Fayetteville has
evolved over time, however, there remains a solid constituency of residents and businesses. What draws
people to Downtown? It is the experience —-the high quality of life associated with living and working
and being entertained in a downtown environment with so much to offer, including arts, culture, and
fun. Therefore the City should continue to nurture these anchor functions.
Downtown Fayetteville has already become Northwest Arkansas' premier home for the performing arts
and cultural activity. Dickson Street has long been a marvel among college-town main streets, a hub for
food, music and informal celebrating. These two phenomena should be recognized and embraced as vital
parts of the modern Downtown's economic makeup, part of the lure of Downtown for the next generation of residents and investors.
To reach the next level of quality and sustained economic benefit, a Cultural and Entertainment Overlay
District should be formed to coordinate the evolution of the area and to establish a fairly compact geographic limit within which these activities should be focused. Fayetteville's rich history and cultural
institutions make the area a prime candidate for forming an overlay district (see Cultural Districts box).
This overlay district will leverage the combination of existing resources such as the University of
Arkansas Fine Arts Theatre, Walton Arts Center, Nadine Baum Studios, many art venues, the Dickson
Street entertainment area plus the planned enhancements set forth in the Downtown Master Plan.
The formalizing of the Cultural and Entertainment Overlay District will be an affirmation of the City's
commitment to keep Downtown a center for creativity, innovation, and fun. Distinctive flags or signs
can be used to mark the overlay district. The City, business organizations and cultural institutions
should also promote the overlay district in tourist brochures and regional media, and recruit businesses
that will enhance the scene to locate there.
Within the overlay district, a special set of regulations should apply. The building form regulations
should closely approximate (or match) those for the "Main Street / Center" category, but these should be
paired with liberalized and modified sign controls (to promote the exuberant signs and lighting traditional in theatre districts), the barest minimum parking requirements (if any), and a provision for long
hours of operation. Outdoor music should be welcomed within the overlay district, but noise control
Plan Fundamentals

Cultural Districts
A cultural and entertainment district is typically a wellrecognized, labeled, mixed-use, geographically defined
area of a city in which a high concentration of cultural
and entertainment facilities serve as the anchor of attraction. Cultural and entertainment districts can be found in
both large and small cities across the United States.
The primary motivation behind the establishment of such
districts is urban revitalization. Cultural and entertainment Districts boost urban revitalization in many ways:
•
•
•
•
•
•
•
•

beautify and animate cities
provide employment
attract residents and tourists to the city
complement adjacent businesses
enhance property values
expand the tax base
attract well-educated employees
contribute to a creative, innovative environment

While no two cultural districts are exactly alike -- each
reflects its city's unique environment, history of land use,
urban growth, and cultural development -- they can be
divided into one of five categories:
1.
2.
3.
4.
5.

Cultural Compounds
Major Arts Institution Focus
Arts and Entertainment Focus
Downtown Focus
Cultural Production Focus

The impact of cultural districts is measurable: the arts
attract residents and tourists who also support adjacent
businesses such as restaurants, lodging, retail, and
parking. The presence of the arts enhances property values, the profitability of surrounding businesses, and the
tax base of the region. The arts attract a well-educated
work force -- a key incentive for new and relocating businesses. Finally, the arts contribute to the creativity and
innovation of a community.
Source: Cultural Districts: The Arts as a Strategy for
Revitalizing Our Cities.
Americans for the Arts
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Cultural Tourism
In 2000, an estimated 2/3 of American adult travelers
included a cultural, arts, heritage, or historical activity or
event while on a trip of 50 miles or more.
Ten considerations to guide successful cultural
tourism programs:
1. Visitor experiences and attractions provide genuine
entertainment and educational value.
2. Sites and attractions have been developed to preserve their authenticity.
3. Visitor safety, convenience, and value are paramount
concerns.
4. Visitation is viewed as an important part of the local
and regional economy.
5. Business and employment opportunities accrue in the
communities where cultural tourism development occurs.
6. Visitors travel a "circuit," so that less-popular sites get
their share and more popular sites are not adversely
affected by excessive visitation and commercialization.
7. A regional pride and identity exists among residents
that are interpreted in its many facets at area attractions.
8. An understanding exists among all that tourism
requires accomplished hosts and that the community's
hospitality is genuine.
9. The best promotion is that provided by the recommendations of the region's residents.
10.Where participation in cultural and civic life is cherished and considered by the community to be vital in
economic development, as well as an enhancement of
the quality of life.

ordinances could provide for a stepdown in permissible volume levels in areas approaching the edges of
the district, and some consideration should be given to limiting the hours for outdoor amplified music
so as to manage any disturbance.
The boundaries of the Cultural and Entertainment Overlay District need to take into account the variety of uses and activities there. While cultural/entertainment districts are excellent places for housing to
be included in the mix of uses, these areas are more bustling than tranquil, and they are not for everybody. Some residents choose to live there because they prefer to be where the action is; quiet neighborhoods, however are not usually included in cultural and entertainment districts. Therefore the overlay
district should not encroach on surrounding areas that are primarily occupied by single-family residences, where neighbors will be inconvenienced by noise and other impacts. Keeping the district compact will be of benefit to the cultural institutions and entertainment businesses as well, because such
districts thrive most when the attractions are bundled closely together in a walkable, easily-navigable
scene.
Today the recognizable center of the arts district is roughly at the intersection of West Avenue and
Dickson Street, anchored by the Walton Arts Center; other outposts of the arts such as the Nadine
Baum Studios and galleries are located nearby, but these are separated by parking lots, vacant parcels,
and assorted businesses. The entertainment scene is more tightly clustered and primarily linear, along
Dickson Street, with some activity (including bars and restaurants) in the midblock areas and along perpendicular streets. To encourage its development in directions that will minimize disturbance to surrounding residential neighborhoods, as the district coalesces it should grow primarily south, in the area
along West Avenue and parallel to the railroad tracks (see Proposed Cultural and Entertainment Overlay
District Boundary on page 2.29). This area lends itself to expanded cultural facilities, vibrant evening
activities, and efficiently-provided shared parking. The Illustrative Master Plan depicts how a 2500-seat
performance hall can be added to the Walton Arts Center's south side, and how a community parking
facility with "liners" of entertainment businesses and artist housing can be developed on the West
Avenue parcel.

Source: Americans for the Arts
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LAFAYETTE STREET

COLLEGE AVENUE

BLOCK AVENUE

DICKSON STREET

WEST AVENUE

To promote the growth of the cultural and entertainment venues into this area (as opposed to further north in the environs of Lafayette Street), the
City can:
1) use its regulatory powers to enable these
uses in the desired locations and discourage
certain uses outside these locations;
2) use the incentives available within the
overlay district to make these sites most
attractive;
3) participate in the construction and
financing of the shared parking facility(ies)
and other desirable functions, such as
cultural facilities and artist housing; and
4) target street improvements and other
infrastructure upgrades in this area.

Proposed Cultural and Entertainment Overlay District
Plan Fundamentals
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AN EXPERIENCE ECONOMY — GETTING THERE
The following steps are necessary in creating an Experience Economy Downtown:
a.

Adopt the Downtown Master Plan.

b.

Adopt the Downtown District (including the Urban Standards and Architectural Standards) as a new zoning district in the City's
Unified Development Code. The Cultural and Entertainment Overlay District should be included in the adopted Downtown District
Ordinance.

c.

Create a Downtown Redevelopment District to enable tax increment financing and appoint a Development Coordinator.

d.

Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business Improvement District to fund streetscape
improvements and other modifications Downtown and in the Cultural and Entertainment Overlay District.

e.

Create additional parking opportunities by adding on-street parking, off-street structured parking, and shared parking.

f.

Promote Downtown Fayetteville as a leader in cultural entertainment for Northwest Arkansas,

g.

Celebrate Downtown with the continuation of existing and creation of new cultural and entertainment events.

Additional Implementation Strategies are included in Chapter 5.
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change over time
Immediate Projects, In Our Generation, and Long-Term Prospects
April 30, 2004

3

“Good civic art can be made a current ideal
long before it can be realized in steel and
stone, but once it becomes a popular ideal
opportunity will inevitably be.”
- The American Vitruvius: An
Architects’ Handbook of Civic Art

While the Downtown Master Plan focuses on the long-term vision for the
future of Downtown as a whole, there are specific sites identified in the
plan that are prime locations for initial projects. These sites are places
where things can begin to happen in the next few years and where urgent
repair of the urban environment will be needed. Such sites include the
vacant lot adjacent to Underwood Jewelers on Dickson Street, infill development along Block Avenue, the City parking lot adjacent to the Walton
Arts Center, and the Mountain Inn hotel property located along College
Avenue. While each site is unique, consistent design principles should be
applied so that buildings face the street, parking is handled efficiently, and
a walkable environment is formed. Larger street improvement projects
should include the creation of a gateway at College Avenue and Lafayette
Street and the redesign of Archibald Yell Boulevard into a grand avenue, as
funding becomes available.
Other improvements can occur over time by transforming ordinary streets
into great streets and by promoting development and redevelopment. Over
the next 20 years, infill development should occur along Dickson Street,
Center Street, and West Avenue. Appropriate infill development should
also occur around the Downtown Square, along Lafayette Street and in the
Mill District.
Looking to the long-term future of Downtown, over the next 20 to 50
years, there are several locations where change should be accommodated as
part of a natural maturing process. While these are long-term improvements, there should be incremental steps which take place over the years to
ensure the appropriate development of each. Such locations include private redevelopment and infill development of College Avenue and
Archibald Yell.
This chapter details Immediate Projects, In Our Generation, and Long Term
Prospects in the physical implementation of the Downtown Master Plan.
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Immediate Projects
1

Completing Dickson Street

2

A Parking Lot Transformed

3

Redevelopment of Mountain Inn

4

Infill Along Block Avenue

5

Preserving Lafayette Street

6

Creating a Downtown Park

7

One-way Street Conversions

8

Additional On-street Parking

9

Taming College Avenue

10

Redesigning Archibald Yell

C

C
5

14
C

2

C

C
4

C

Reinvestment in the Mill District

13

Redevelopment Opportunities Along West Avenue

14

Structured Parking, Initial Phases

15

Continued Redevelopment and Infill along
College Avenue and Archibald Yell

C

15

C

C

8

7
11

C

C

3
C

C

In Our Generation
12

C

17

Establish Downtown Organizational Structure
and Funding

Enhancing the Downtown Square

C

C

1

Adopt New Downtown Zoning District

11

9

C

13

C

16

6

10

12

Long Term Prospects
16

17

Continued Redevelopment and Infill along
College Avenue and Archibald Yell
Structured Parking, Subsequent Phases

Change Over Time

Existing Building
Proposed Building
C

C

Exis. Civic Building
Parking Structure
Green Space
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Immediate Projects
Completing Dickson Street
The property adjacent to Underwood Jewelers is currently a surface parking lot.
The infill of this lot is key to achieving a proper street scene along Dickson
Street. The parcel has a prominent address, being located directly on Dickson
Street, and needs to be redeveloped. The street edge is disrupted by this break in
building frontage.
It is important re-establish a street scene that is worthy of the neighboring landmark building designed by Fay Jones. New buildings should be brought up to the
street and continue the street edge. Doors and windows should face the street.
Development should reflect the traditional main street character of the adjacent
structures. Retail, office, or restaurants should be located on the ground floor
with residential or office uses above. Parking should be located on the street, offsite, or behind the building(s).
Existing Underwood Property

DICKSON STREET

Underwood
Jewelers
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Opportunity
parcel

Potential Build-out of the Underwood Property
FAYETTEVILLE DOWNTOWN MASTER PLAN

Dickson Street is the social and entertainment backbone of Downtown. A mix of shops, restaurants, bars, and civic institutions are located along the
street. The area has experienced recent reinvestment with the construction of the "Three Sisters" Building and other new developments and rehabilitation projects. In addition, the completion of recent street and infrastructure improvements have improved the street's physical form and character
as a pedestrian-friendly area. The Downtown Master Plan provides for continued infill development and location of entertainment activities along
Dickson Street.
The portion of Dickson Street from West Avenue to Block Avenue is highlighted in the plan as a centerpiece of the Cultural and Entertainment
Overlay District. Specific sites for infill development are noted. The buildings are to front the street and are to create a walkable environment that
connects the destinations north and south of Dickson Street. Parking is to be located both along the street and behind the buildings in parking garages.
Walton Arts Center
Liner building
Parking structure

Train Depot

Possible Walton Arts
Center expansion

Possible location for
movie theater

Parking structure

Change Over Time

BLOCK AVENUE

CHURCH AVENUE

LOCUST AVENUE

C
SCHOOL AVENUE

WEST AVENUE

C

Page 3.5
April 30, 2004

A Parking Lot Transformed
The City parking lot adjacent to the Walton Arts Center is a strategic location for infill development. The natural spring is to be preserved and protected and the lot is to be redeveloped as a parking garage with a mix of
uses lining the structure. By doing so, the street edges are to be completed along Dickson Street. In addition,
the southern edge of the lot which faces the Nadine Baum Studios, and recently developed mixed-use building,
will create an urban street scene where buildings face buildings. West Spring Street will become whole again.

W. Spring Street [at Nadine Baum Studios] today.

W. Spring Street [at Nadine Baum Studios] tomorrow.
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Redevelopment of Mountain Inn

CENTER STREET

C
COLLEGE AVENUE

C

EAST AVENUE

A key opportunity for infill development is the redevelopment of
Mountain Inn. The hotel, fronting College Avenue, has been
vacant for a number of years. The existing structure is an eyesore. The hotel property is located in the vicinity of Center
Street, which includes offices, retail, and restaurants on the
ground floor and residential or offices on the second floor. The
location of the Mountain Inn among several other Downtown
landmarks and historic structures offers the opportunity to create
a taller building — a new landmark — which signals the revival
of Downtown.

MOUNTAIN STREET

C
Old Jail
Old Post Office
Old Washington
County Courthouse
Mountain Inn site
Poinsett Hotel, Greenville, SC

Seelbach Hotel, Louisville, KY

Mountain Inn is located across
from the Old Courthouse on
College Avenue.
Change Over Time
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Walking or driving north from the Square towards Dickson Street, there is an
opportunity to terminate the vista with a unique civic building or other structure
of dominance. An example of how this works is seen looking north on East Street,
where the terminus is the Central United Methodist Church sanctuary. A new
building at the end of Block Avenue would terminate the view down the street and
anchor the street.
Central United Methodist Church

Signature building
terminates vista
DICKSON STREET

Mid-block parking

Buildings placed on
the corners of the
intersection

SPRING STREET

A church as a focal point in Savannah, GA

EAST AVENUE

There are many underperforming properties along Block Avenue. Underperforming
properties should be filled in with multi-story buildings. This lost space must be
reclaimed. A prime example is the corner of Block Avenue and Spring Street. The
corners of the intersection are eroded. Lots sit vacant and there is no spatial definition of the street space. Infill development of these corners is imperative.

C

BLOCK AVENUE

Block Avenue serves as a vital connection between the Downtown Square and
Dickson Street. Infill development along Block Avenue presents an opportunity to
manage and direct growth in Downtown. A variety of building types and uses
should be located along the street, including rowhouses, live-work units, and smallscale apartment buildings. In addition, mixed-use buildings, with shopfront businesses on the ground floor, would be appropriate along the street. The mixed-use
components would add life to the street. The increase of street trees and wider
sidewalks would make the street pedestrian friendly and encourage people to walk
between Dickson Street and the Downtown Square.

ST. CHARLES AVENUE

Infill Along Block Avenue

Rowhouses
MEADOW STREET

Parking structure
lined with buildings

CENTER STREET
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The intersection of Block Avenue and Spring Street today.

The potential build-out of Block Avenue and Spring Street.
Change Over Time
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Preserving Lafayette Street
Lafayette Street is an east-west thoroughfare that offers views to Old Main
and connects the Washington Willow Neighborhood to the University of
Arkansas. Lafayette Street should return to prominence as a great street in
Downtown Fayetteville. The residential and civic character of Lafayette
Street is much different from Dickson Street or College Avenue. It should
be treated as a special place, as a cohesive entity, with an identity that is distinct from neighboring commercialized streets. It is inappropriate and
unfortunate to have lost so many structures, some of architectural prominence, to surface parking lots; this must be prevented. Gentle rebuilding of
the urban context, in character with the remaining homes and buildings
should take place, reinforcing the residential character of Lafayette Street.

The view from Lafayette Street to Old Main.

Washington
Elementary School

University Baptist Church
Possible Relocation of
University Baptist Church
Activity Center

Rowhouses

Redesign of the
intersection at
College Avenue

Residential infill

C
C
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Creating a Downtown Park
The Center Prairie Trail is identified as a priority in the Fayetteville
Alternative Transportation and Trail Master Plan developed by the City of
Fayetteville in association with the Sidewalk and Trails Committee and citizens in 2003. An opportunity exists for a large park Downtown, approximately 6 acres in size along the Scull Creek and the proposed Center Prairie
Trail walking and bike trail. The majority of the land is currently owned by
noted architect Fay Jones. A priority action for the City is to negotiate with
Mr. Jones to acquire the property for this important civic purpose.
The character of the park should not change drastically from its current
condition, acting as a passive recreational park. The proposed Center
Prairie Trail will form a central spine through the park. Additional walking
trails can be installed to connect Mountain Street to West Street and to the
Blair Library. A landscape architect will need to be employed to create a
detailed plan of the park. The park designers will need to assess each existing tree as to its value. Invasive species of plants should be removed. The
detailed plan may call for additional clearing of the understory to enhance
views through the park, and to take advantage of key geographic features.

CENTER STREET

Blair Library

C
Center Prairie Trail

Neighborhood green

Downtown Park

SCHOOL AVENUE

Security for visitors to the park is a concern that will need to be incorporated into the detailed design. Neighboring houses should face the park with
windows to provide natural surveillance. The City should assess whether or
not the park should be closed after sunset. Lighting and security cameras
should also be considered for the park's crime prevention program.

Change Over Time
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One-way Street Conversions
Reversion to two-way traffic is proposed for many one-way
streets in Downtown. Historically, two-way streets have slower
traffic speeds than one-way streets; slower speeds make roadways
safer for pedestrians and further enhance walkability Downtown.
Within Downtown, all existing one-way streets were reviewed to
determine the feasibility of one-way operation reverting to twoway operation. With only three exceptions, all current one-way
streets can feasibly revert to two-way operation. (The exceptions
include Watson Street from West Avenue to St. Charles Avenue;
Church Avenue from Spring Street to Dickson Street; and,
Locust Avenue from Center Street to Spring Street) Each has a
sufficient street width to continue parking on at least one side of
the street when converted back to two-way operation. The
Downtown Square should remain to operate in a counterclockwise one-way direction, similar to that of a roundabout or traffic
circle. Spring Street, Block Avenue and East Avenue should be
returned to two-way operation at the earliest opportunity.

Additional On-street Parking
Areas designated for increased walkability should have streets
narrowed as economically as possible. Striping of new, on-street
parking and proper identification of spaces is one primary tool to
achieve this. Many of the streets in Downtown are wide enough
to accommodate on-street parking. On-street parking would add
additional parking for Downtown destinations, while enhancing
the street space and pedestrian-friendly design of Downtown
streets (for more information, see Appendix H and Appendix J,
Technical Memorandum: Downtown Transportation and Parking
Management Strategy).

One-way streets converted back to two-way
One-way streets to remain one-way
Existing and proposed buildings
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Taming College Avenue

Although a conventional signalized intersection will
work at the intersection of College Avenue and
Lafayette Street, the improvements would ideally be
combined with a roundabout feature to simultaneously
slow traffic and increase traffic flow. Buildings built
along the street edge would fill in empty parking lots.
Neighborhood-serving retail, including the existing grocery store and gas station, would ideally remain in the
scene yet would be reconfigured to match the urban setting. Apartments or offices would be located above
ground-floor storefronts. This intersection marks the
entrance to Downtown and improvements will visually
indicate to visitors and residents a sense of arrival.
Change Over Time

AVENUE

Mid-block parking

Redesign of College Avenue
and Lafayette Street intersection

LAFAYETTE STREET

COLLEGE

Tree lined median

Street trees

C

C

DICKSON STREET

Infill development

C
NORTH

The transformation of College Avenue will create a
pedestrian-friendly, multipurpose thoroughfare from a
worn, vehicle-dominated roadway. Street improvements, including narrowing travel lanes and introducing
on-street parking, will help to humanize the street. The
narrow sidewalks which currently exist should be
widened to allow for pedestrians to walk comfortably
along the street. Parallel parking along the street will
help to protect pedestrians from the moving vehicles.
Crosswalks are to be placed at key intersections and
locations along the corridor as illustrated on the drawing. Street trees will provide shade and visually
improve the roadway. Along the corridor, buildings are
to be placed at possible infill opportunity sites. The
street edge is to be defined by buildings and a pedestrian friendly environment will be created. As new buildings are added and existing structures redeveloped,
College Avenue will encourage economic development
and stability within Downtown as a whole.

C
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Today:
The existing conditions on College Avenue are those of a suburban arterial
roadway. Buildings are set far apart in parking lots. The street is focused
on automobile travel and is not pedestrian friendly.

Stage 1:
College Avenue is narrowed to three lanes. Street trees are planted and the
sidewalk is widened.

Stage 2:
New buildings are built close to the street with doors and windows facing
College Avenue. On-street parking is introduced, slowing traffic and offering
parking in front of businesses and shops.
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Stage 3:
Buildings are built on both sides of the street, forming an urban relationship
and transforming College Avenue into a spatially defined “urban room.”

Stage 4:
The supermarket is improved by constructing a multi-story,
mixed-use neighborhood grocery prototype. This picture depicts a traffic
signal located at the intersection of College Avenue and Lafayette Street.

Stage 4 Alternative:
A roundabout, replacing the traffic signal, is introduced to tame traffic. The
roundabout serves as a reminder that you have arrived in town and need to
drive more slowly. A highly visible feature, such as public art, should be
placed in the center of the roundabout and should be lit at night.
Change Over Time
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Redesigning Archibald Yell
Archibald Yell Boulevard, or State Road 71B, was at one
point the primary connection to destinations north and
south of Downtown Fayetteville. With the development of
Interstate 540 the need for the road has lessened. The current conditions encourage high travel speeds and are a
physical divider between north and south Fayetteville. The
plan therefore recommends the redesign of Archibald Yell
into a grand avenue. The avenue would maintain traffic
flow while allowing a safe and inviting environment for
pedestrians. The implementation of a grand avenue design
would also stimulate reinvestment along the corridor.
Blocks would be sized to accommodate office, commercial,
residential, and mixed use building footprints. Green
spaces should be dedicated along the corridor to create a
linear park setting. Substantial shade trees along Archibald
Yell will be critical to creating this effect.
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Archibald Yell Boulevard today.
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Neighborhood green

Intersection redesigned
Neighborhood green
AVENUE

Tree-lined median with
grand avenue design

Rowhouses

C

COLLEGE

ROCK STREET

ARD
LEV

SOUTH

BOU

YEL

L

SOUTH STREET

SCHOOL AVENUE

ARCHIBALD

Redesigned intersection

Change Over Time
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Adopt New Downtown Zoning District
An ordinance creating a new downtown zoning district should be adopted
by the City Council and included in the City of Fayetteville Code of
Ordinances: Unified Development Code. The existing land development
regulations which apply to properties Downtown limit opportunities for
redevelopment and new development. Setbacks, building placement, and
parking make appropriate development Downtown difficult, further diminishing the existing urban fabric. The new Downtown District is to be
form-based and based on the Transect. The new district would allow future
development and redevelopment of Downtown to occur in a cohesive and
proper manner. A draft concept for a new zoning district for Downtown is
included in Appendix H.

Establish Downtown Organizational Structure and Funding
To accomplish the community’s goals for the future of Downtown, funding
from both the public and private sectors will be necessary. There are many
mechanisms to fund improvements (more information on Funding
Mechanisms can be found in Chapter 5). In the near term, it is important
that the City of Fayetteville take the correct steps to form a Business
Improvement District (BID) and establish Tax Increment Financing (TIF)
for Downtown. While the detailed steps for creating a Downtown
Redevelopment District are found in Chapter 5, the process begins by
preparing a “project plan” for Downtown. With careful evaluation and
application, the Downtown Master Plan can serve as the foundation of the
project plan.

TITLE XV UNIFIED DEVELOPMENT CODE

161.26 District D-1, Downtown District
(A) Purpose. The City of Fayetteville seeks to create a
Downtown District based upon traditional standards for
city building. In January 2004 the City of Fayetteville
created a plan for the Downtown District through a design
charrette process involving the community and a team of
design professionals. The Downtown District is formbased and categorizes areas of Downtown into specific
transect zones based on the Downtown Master Plan.
Traditional urban design conventions have been applied
to create a pallette of building and thoroughfare types that
form the framework for the Downtown District. These
design conventions are derived from a number of sources
in planning literature. Where approvals, interpretations,
and judgements are left to the discretion of City officials,
these officials shall use the following texts for guidance
as to best practices:
Civic Art, by Hegemann and Peets;
Great Streets, by Allan B. Jacobs;
The Charter of the New Urbanism, by Congress for the
New Urbanism;
AIA Graphic Standards, 9th Edition;
The Lexicon of the New Urbanism, by Duany et al,
Congress for the New Urbanism;
Shared Parking, by Barton-Aschman Associates, The
Urban Land Institute;
The American Vignola: A Guide to the Making of
Classical Architecture, by William R. Ware.

(5)

Baluster: A short vertical member
use to support a railing or coping.

(6)

Balustrade: A railing together with
its supporting balusters or posts,
often used at the front of a parapet.

(7)

Block: A combination of building
lots, the perimeter of which abuts
streets.

(8)

Build-to line: A build-to line
identifies the precise horizontal
distance from a street right-of-way
that the building shall be built to, in
order to create a uniform line of
buildings along the street.

(9)

Build-to Zone: A build-to zone is a
range of allowable distances from a
street right-of-way that the building
shall be built to in order to create a
moderately uniform line of buildings
along the street.

(10)

Building frontage: The vertical side
of a building which faces the
primary space or street and is built
to the Build-to line.

(11)

Building Height: A limit to the
vertical extent of a building
measured in stories from the mean
elevation of the finished grade or
sidewalk at frontage line, whichever
is higher, to the eave of the roof, or
cornice for a building with a
parapet. Permitted building heights
vary according to transect zone.
The maximum number of stories is
inclusive of habitable roofs and
exclusive of true basements.

(12)

Civic Building: Structure used
primarily for public education,
cultural performances, gatherings
and displays administered by nonprofit
cultural,
educational,
governmental,
and
religious
organizations.

(13)

Colonnade: A roofed structure,
extending over the sidewalk, open
to the street except for supporting
columns or piers.

(14)

Cornice:
projecting
horizontal
decorative molding along the top of
a wall or building.

In the case of conflict between the standards set forth in
the Downtown District and any other local land
development regulation, these standards shall apply.
(B)

Definitions.
(1)

Appurtenances:
Architectural
features consisting of awnings,
marquees,
porches,
stoops,
balconies,
turrets,
cupolas,
balconies,
colonnades,
and
arcades.

(2)

Arcade: A colonnade composed of
a counterthrusting arches.

(3)

Awning: A flexible roof-like cover
that extends out from an exterior
wall and shields a window,
doorway, sidewalk, or other space
below from the elements.

(4)

Balcony: An open habitable portion
of an upper floor extending beyond
a building’s exterior wall that is not
supported from below by vertical
columns or piers but is instead
supported by either a cantilever or
brackets.

CD161:26.1
DRAFT April 30, 2004

Proposed Downtown District Ordinance
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IMMEDIATE PROJECTS — GETTING THERE
The following steps are necessary to implement the Downtown Master Plan:
a. Adopt the Downtown Master Plan.
b. Adopt the Downtown District (including the Urban Standards and
Architectural Standards) as a new zoning district in the City's Unified
Development Code.
c. Create a Downtown Redevelopment District to enable tax increment
financing and appoint a Development Coordinator.
Additional Implementation Strategies are included in Chapter 5.
I. Completing Dickson Street
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District, consistent with the Downtown Redevelopment District.
b.
To attract businesses to Dickson Street DDEP should initiate, or help to coordinate,
a Small Business Investment Corporation Program (SBIC).
c.
To attract quality development in and around Dickson Street, the development
procedures and approvals process should be streamlined.
d.
Market Dickson Street as a component of the Cultural and Entertainment Overlay
District to further establish Fayetteville as a leader in cultural entertainment for
Northwest Arkansas.
e.
Celebrate Downtown with the continuation of cultural and entertainment events along
Dickson Street.
f.
Create additional parking opportunities by adding on-street parking, off-street
structured parking, and shared parking.
g.
Identify properties along Dickson Street as opportunity sites for infill development.
h.
Encourage economic development along Dickson Street by providing informational
resources for promotional activities by DDEP and the Development Coordinator
through the City's GIS system and website.
II. A Parking Lot Transformed
a.
Initiate a public-private joint development agreement with the Walton Arts Center, the
University of Arkansas, and the Downtown Redevelopment District to fund the
construction of structured parking on the site.
III. Redevelopment of Mountain Inn
a.
As part of the Downtown Redevelopment District Project Plan, designate the
Mountain Inn as a key property for infill development.
IV. Infill Along Block Avenue
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District to fund streetscape improvements and other modifications.
b.
Convert Block Avenue from one-way traffic to two-way traffic.
c.
Once converted to two-way traffic, allow on-street parking on both sides of the road.
d.
Off-street parking should be located at the center of the block and shared amongst
the residents and businesses along Block Avenue.
e.
As part of an infill development strategy, target properties along Block Avenue for infill
development.

Change Over Time

f.

g.
h.

The City should work with DDEP to establish locations, funding sources, and terms of
use for the construction of shared parking for the patrons, employees, and residents
of the expected infill.
Promote a mix of uses along Block Avenue.
Establish Block Avenue as the retail anchor adjoining Dickson Street and the
Downtown Square.

V. Preserving Lafayette Street
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District to fund streetscape improvements and other modifications.
b.
Encourage preservation of structures along Lafayette Street by utilizing Federal
Historic Rehabilitation Tax Credits and other methods enacted by the Historic
Preservation Commission.
c.
As part of an infill development strategy, locate opportunity sites for residential infill
along Lafayette Street.
d.
Utilize adaptive re-use and historic rehabilitation programs for under-utilized
properties along Lafayette Street. Engage the University of Arkansas Community
Design Center to assist property owners in adaptive re-use and historic rehabilitation.
VI. Creating a Downtown Park
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District to assist in funding the Downtown Park.
b.
Acquire the necessary land needed for the Downtown Park.
VII. One-way Street Conversions
a.
Adopt the Thoroughfare Sections and Thoroughfare Atlas as part of the Downtown
District ordinance.
b.
Amend the City of Fayetteville General Plan 2020: Master Street Plan to include the
Thoroughfare Sections and Thoroughfare Atlas for Downtown. The Thoroughfare
Sections and Thoroughfare Atlas can be found in Appendix H and Appendix J,
Technical Memorandum: Downtown Transportation and Parking Management
Strategy.
c.
Convert streets which can accommodate two-way traffic from one-way to two-way
traffic at the earliest opportunity.
VII. Additional On-street Parking
a.
Adopt the Parking Standards for Downtown as part of the Downtown District
ordinance.
b.
Amend the City of Fayetteville General Plan 2020: Master Street Plan to include the
Thoroughfare Sections and Thoroughfare Atlas for Downtown. The Thoroughfare
Sections and Thoroughfare Atlas can be found in Appendix H and Appendix J,
Technical Memorandum: Downtown Transportation and Parking Management
Strategy.
c.
Convert streets which can accommodate two-way traffic from one-way to two-way
traffic at the earliest opportunity.
d.
Add on-street parking to Downtown streets by striping and proper identification of
spaces.
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IMMEDIATE PROJECTS — GETTING THERE, continued
VIII. Taming College Avenue
a.
Adopt the Thoroughfare Sections and Thoroughfare Atlas as part of the Downtown
District ordinance.
b.
Amend the City of Fayetteville General Plan 2020: Master Street Plan to include the
Thoroughfare Sections and Thoroughfare Atlas for Downtown. The Thoroughfare
Sections and Thoroughfare Atlas can be found in Appendix H and Appendix J,
Technical Memorandum: Downtown Transportation and Parking Management
Strategy.
c.
Identify properties along College Avenue as opportunity sites for infill development.
d.
Engage the University of Arkansas Community Design Center to provide design
assistance to property owners and developers wishing to respond to new
opportunities from the changes in College Avenue.

X. Adopt New Downtown Zoning District
a.
Adopt the Downtown Master Plan.
b.
Adopt the Downtown District (including the Urban Standards and Architectural
Standards) as a new zoning district in the City's Unified Development Code.
XI. Establish Downtown Organizational Structure and Funding
a.
City Council should create a widely representative Downtown Redevelopment Board
to oversee the actions of the Downtown Redevelopment District and the Development
Coordinator.
b.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District, consistent with the Downtown Redevelopment District.

IV. Redesigning Archibald Yell
a.
Adopt the Thoroughfare Sections and Thoroughfare Atlas as part of the Downtown
District ordinance.
b.
Amend the City of Fayetteville General Plan 2020: Master Street Plan to include the
Thoroughfare Sections and Thoroughfare Atlas for Downtown. The Thoroughfare
Sections and Thoroughfare Atlas can be found in Appendix H and Appendix J,
Technical Memorandum: Downtown Transportation and Parking Management
Strategy.
c.
Identify properties along Archibald Yell as opportunity sites for infill development.
d.
Engage the University of Arkansas Community Design Center to provide design
assistance to property owners and developers wishing to respond to new
opportunities from the changes in Archibald Yell.
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In Our Generation
Enhancing the Downtown Square

MEADOW STREET

CENTER STREET

C

COLLEGE AVENUE

EAST AVENUE

BLOCK AVENUE

MOUNTAIN STREET

CHURCH AVENUE

The Downtown Square is the historic center of Fayetteville. It is where
some of the first businesses were established in town. The Old Post
Office is located in the center of the square. Scheduled events and
activities make the Downtown Square a gathering place for the community. The plan calls for preserving the historic buildings surrounding
the Square and encouraging infill development where appropriate. A
mix of uses would continue to enhance and activate the Square. The
plan recommends maintaining diagonal parking along the Square and
illustrates possible locations for nearby parking structures convenient to
the Square. The parking decks would be lined with habitable space or
be located behind existing structures. In addition to mechanisms to
alleviate parking needs, the plan also encourages pedestrian friendly
streets around and adjacent to the Square. Walkable streets would
allow Downtown residents and visitors easy access to the Square, and
allow for convenient connections to other areas of Downtown, including Dickson Street and the Fayetteville Public Library (Blair Library).

C
ROCK STREET

Possible parking garage with
liner building

Old Post Office
Fayetteville Town Center

Change Over Time

Mountain Inn
redeveloped
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Reinvestment in the Mill District
The Mill District is different in character and appearance from the
other parts of Downtown, due to its industrial building history. All
reinvestment for this area should enhance that character, much like the
mixed-use building recently renovated on 6th Street (SR 160). The
industrial look is formed by buildings with concrete and metal facades,
metal roof overhangs and architectural projections, and large metal
framed windows and doors. The future installation of public art
should also be reflective of this industrial appearance. Existing industrial businesses should be encouraged to remain in the neighborhood.
These businesses provide different types of jobs than those in the core
area of the downtown for nearby residents. As the demand for land
uses changes, existing structures should be retrofitted for those new
uses, wherever possible.
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STATE HWY. NO. 160

Added housing in
the Mill District

SCHOOL AVENUE

The Downtown Master Plan shows
infill development with new buildings located closer to the street.
As described throughout this plan,
parking should be located midblock and shielded from view from
the street. Buildings are intended
to house a mix of uses that should
include neighborhood-serving
retail, residential, and light industrial uses. These characteristics are
in stark contrast with the singleuse, drive-to format of the new
drugstore recently constructed on
School Avenue.

FIFTH STREET

GOVERNMENT AVENUE

The southwestern entry into Downtown on School Avenue passes
through the Mill District. A revitalized district will create a gateway
experience to the Downtown.

PRAIRIE AVENUE

Recently
redeveloped mill

Rowhouses
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Redevelopment Opportunities Along West Avenue

Hillcrest Tower, 2004

Possible expansion of
Walton Arts Center

C
MEADOW STREET

Redevelopment of
Hillcrest Tower

CENTER STREET

C

Blair Library

SCHOOL AVENUE

MOUNTAIN STREET

WEST AVENUE

West Avenue is a signature connection in Downtown. The Walton Arts Center
and the new Fayetteville Public Library — the Blair Library — are both located
along the thoroughfare. With streetscape improvements and traffic calming
measures, West Avenue can become a great part of the Downtown pedestrian
network. The area can thrive as part of the cultural and civic center of town.
With existing and future proposed investment along the Avenue, it is probable
that in time Hillcrest Towers and the Fayetteville City Hospital will be redeveloped. Both are prime pieces of property in the Downtown urban fabric which
are currently being under-utilized. While both serve extremely important purposes — Hillcrest Tower as government subsidized housing for seniors and the
Fayetteville City Hospital as an elderly care facility — there is an opportunity
to better incorporate both uses in Downtown. The current condition of
Hillcrest Tower is a 1960s tower, typical of the disappointing public housing of
its era. Redevelopment of the site could involve demolition of the tower and a
complete redesign of the site with mixed-use buildings addressing the street, or
the tower could remain and lower liner buildings could be added to repair the
ragged lost space at the fringes of the property. The City Hospital is primarily a
one to two-story structure which appears to have been added onto haphazardly
over time. The creation of rowhouses and other Downtown living opportunities
could replace the current structure and create a vibrant living area next to the
Downtown Park and Library.

ROCK AVENUE

Redevelopment of
Fayetteville City Hospital

Looking north on West Avenue towards Dickson Street.

Downtown Park

SOUTH STREET

Change Over Time
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Creating Structured Parking
Prior to building structured parking, the City needs to maximize its on-street parking in Downtown. Restriping and designation of spaces will increase the parking in Downtown. Still,
the creation of structured parking will eventually be an essential element in the continued development and redevelopment
of Downtown. The parking should be shared and used for offstreet parking demand. When structured parking is built, it
should be located mid-block and should be lined with habitable space (please see Chapter 2: Smart Parking). The
Downtown Master Plan identifies a number of locations for
structured parking, not all of which need to be constructed.
The large number of possible locations has been identified to
give developers and the City choices in handling the parking
demand as Downtown continues to evolve.

Continued Redevelopment and Infill Along College
Avenue and Archibald Yell
As College Avenue and Archibald Yell are transformed from
urban arterials to Downtown thoroughfares, the streets will not
take shape unless redevelopment and infill occur. While it is
important that the physical design of the roadways are
improved, it is also essential that when the corridors are redeveloped buildings address the street. The adoption of the new
downtown zoning district will allow appropriate development
along the corridors. In the near future it is important to get
the roadway elements correct; in the long term it is important
to re-stitch the urban fabric and create a vibrant gateway to
Downtown Fayetteville.
Possible structured parking
Existing and proposed buildings
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IN OUR GENERATION PROJECTS — GETTING THERE
The following steps are necessary to implement the Downtown Master Plan:
a. Adopt the Downtown Master Plan.
b. Adopt the Downtown District (including the Urban Standards and
Architectural Standards) as a new zoning district in the City's Unified
Development Code.
c. Create a Downtown Redevelopment District to enable tax increment
financing and appoint a Development Coordinator.
Additional Implementation Strategies are included in Chapter 5.

III. Taming College Avenue
a.
Adopt the Technical Memorandum: Downtown Transportation and Parking
Management Strategy.
b.
Amend the City of Fayetteville General Plan 2020: Master Street Plan to include the
Street Standards found in the Technical Memorandum: Downtown Transportation and
Parking Management Strategy.
c.
Identify properties along College Avenue as opportunity sites for infill development.
d.
Engage the University of Arkansas Community Design Center to provide design
assistance to property owners and developers wishing to respond to new
opportunities from the changes in College Avenue.

I. Enhancing the Downtown Square
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District, consistent with the Downtown Redevelopment District.
b.
To attract businesses to the Downtown Square DDEP should initiate, or help to
coordinate, a Small Business Investment Corporation Program (SBIC).
c.
Market Downtown Fayetteville as a leader in cultural entertainment for Northwest
Arkansas.
d.
Celebrate Downtown with the continuation of cultural and entertainment events
around the Downtown Square.
e.
Create additional parking opportunities by adding on-street parking, off-street
structured parking, and shared parking.
f.
Identify properties near the Downtown Square as opportunity sites for infill
development.
g.
Offer design and funding assistance with historic facade renovations for buildings on
or adjacent to the Downtown Square.
h.
Encourage economic development Downtown by providing information and
resources through the City's GIS system and website.

IV. Redesigning Archibald Yell
a.
Adopt the Technical Memorandum: Downtown Transportation and Parking
Management Strategy.
b.
Amend the City of Fayetteville General Plan 2020: Master Street Plan to include the
Street Standards found in the Technical Memorandum: Downtown Transportation and
Parking Management Strategy.
c.
Identify properties along Archibald Yell as opportunity sites for infill development.
d.
Engage the University of Arkansas Community Design Center to provide design
assistance to property owners and developers wishing to respond to new
opportunities from the changes in Archibald Yell.

II. Reinvestment in the Mill District
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District, consistent with the Downtown Redevelopment District.
b.
To attract businesses to the Mill District DDEP should initiate, or help to
coordinate, a Small Business Investment Corporation Program (SBIC).
c.
Identify properties in the Mill District as opportunity sites for infill development.
d.
Encourage preservation of structures in the Mill District by utilizing Federal Historic
Rehabilitation Tax Credits and other methods enacted by the Historic
Preservation Commission.
e.
Utilize adaptive re-use and housing rehabilitation programs for under-utilized
properties in the Mill District.

Change Over Time

V. Redevelopment Opportunities Along West Avenue
a.
Reorganize the Downtown Dickson Enhancement Project (DDEP) into a Business
Improvement District to fund streetscape improvements and other modifications.
b.
As part of an infill development strategy, target properties along West Avenue for infill
development.
VI. Structured Parking
a.
Adopt the Technical Memorandum: Downtown Transportation and Parking
Management Strategy.
b.
Identify locations for infill development that could accommodate structured parking.
VII. Continued Redevelopment and Infill Along College Avenue & Archibald Yell
a.
As College Avenue and Archibald Yell are transformed into “great streets,”
identify properties along the roadways as opportunity sites for infill development.
b.
Engage the University of Arkansas Community Design Center to provide design
assistance to property owners and developers wishing to respond to new
opportunities from the changes in College Avenue and Archibald Yell.
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Long Term Prospects
Continued Redevelopment and Infill Along College Avenue and
Archibald Yell
As Downtown continues to evolve, it is important to guide infill development
along all Downtown thoroughfares. Over time, College Avenue and Archibald
Yell can become “great streets” in Downtown. Proper roadway modifications and
building placement along the corridors can lead to a vital balance between vehicular and pedestrian transportation needs. As infill development occurs, the urban
fabric will be repaired.

LONG TERM PROSPECTS — GETTING THERE
The following steps are necessary to implement the
Downtown Master Plan:
a. Adopt the Downtown Master Plan.
b. Adopt the Downtown District (including the Urban
Standards and Architectural Standards) as a new
zoning district in the City's Unified Development
Code.
c. Create a Downtown Redevelopment District to
enable tax increment financing and appoint a
Development Coordinator.
Additional Implementation Strategies are included in
Chapter 5.
I. Continued Redevelopment and Infill Along College Avenue &
Archibald Yell
a.
As College Avenue and Archibald Yell are transformed into
“great streets,” identify properties along the roadways as
opportunity sites for infill development.
b.
Engage the University of Arkansas Community Design Center
to provide design assistance to property owners and
developers wishing to respond to new opportunities from the
changes in College Avenue and Archibald Yell.
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Rapid change is taking place in Fayetteville. The city and its residents
have stepped in at the critical moment to guide the process of change
rather than letting change overtake them. The time could not be more
perfect for the city to create a vision of its future. The question that
everyone would like to see answered is whether the vision that they
have expressed in the master plan can actually happen—is it feasible,
does it make sense economically? The short answer is yes.
To come to this conclusion, UrbanAdvisors looked at a series of different types of information. National trends were examined and compared to what is taking place locally. The team reviewed demographic
and employment estimates and projections both locally and regionally,
to understand potential housing markets, retail, services and employment in the downtown. The team met with local builders and estimated construction costs for producing the type of buildings called for in
the Downtown Master Plan. Finally, working with the designers,
UrbanAdvisors assisted in the process to assure that the requirements
for marketable land uses were met in the design. Fayetteville is already
developing, and some of it is very high quality. There is assurance in
local practice that what is proposed can continue to work as has
already, but with even more success from direction based upon principles outlined by the community.
The various parts of the economic and market analysis are outlined in
this chapter and explain in more detail why and how the Downtown
Master Plan can work.

National Trends in Downtown Redevelopment
Redevelopment of ailing commercial districts and city neighborhoods
has been taking place across the nation. Redevelopment has proceeded
through five strategies:
•
•
•
•
•

the creation or enhancement of arts districts;
the creation of housing in or near commercial areas;
destination retail or lifestyle centers with entertainment;
new office and retail/mixed use districts; and
new open space amenities.

All of the strategies have in common the concept of "placemaking" or
creating a critical mass of change that can alter local perceptions of the
area to be redeveloped.

Arts Districts
In Northwest Arkansas, downtown Fayetteville is the only place with
the ability to support arts facilities on a regional scale. This is important because the arts are now perceived to be a significant means for
encouraging the public to visit and use peripheral businesses adjoining
arts facilities. Some arts districts occur in areas with old existing buildings, such as obsolete warehouses that can offer artists studios at a cost
low enough to encourage a critical number of studios and galleries.
Major arts districts in large cities typically include at least four types of
facilities: museums, galleries, symphony or opera performing arts venues and retail to appeal to visitors such as restaurants and cafes.
The reason for looking at the arts as a generator of economic potential
is that arts districts draw people on a regular basis and provide foot
traffic for local restaurants, cafes and retail businesses. In Denver, for
instance, the city's cultural district drew 7.9 million visitors in 1997,
more visitors than attended Broncos, Nuggets, Rockies, and Avalanche
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Downtown Denver, CO

San Francisco, CA

games combined. Arts facilities are seen as an amenity that enhances
quality of life and yields a perception of quality to an area. The arts are also
seen as an amenity that draws new residential and office development.
Arts districts can include many different functions from museums, galleries, theaters, small cinemas, and educational facilities, to building
redevelopments for artists' lofts and live/work units with studios on the
first floor and living space on the second. Creating an arts district
requires many of these uses in conjunction, and usually relies upon the
renovation of old building stock including old warehouses, theaters,
hotels and other buildings of architectural interest. In Berkeley
California, a new performing arts facility was combined with
streetscape art installations and the redevelopment of City Hall. In
Portland, a new building for art education is part of the on-going revitalization of the Pearl District, a former warehouse district.
At the same time as yielding benefits, arts facilities and developments
are rarely self sustaining, and usually require a variety of funding and
equity sources to succeed including public funding, patrons or donors,
and sometimes the use of sales taxes and local improvement districts to
fund improvements. Creating arts facilities requires a public commitment of funding that varies with the size of the proposed project.
Live/work space, in particular, has been successful in such diverse areas
as Salt Lake City, Minneapolis and Little Rock, Arkansas.
Market & Economic Analysis

Rowhouses on Prince Street in Alexandria, VA

The most successful arts districts have strings of galleries intermixed
with theater and symphony venues. One possibility is to establish an
arts incubator as an adaptive re-use project. Arts incubators are projects that offer lower rent for live/work studios in exchange for public
benefit, such as requirements for public open studio nights. The residents or tenants are required to be practicing artists and to display
work on a monthly basis to the public. While some funding would be
required, such projects have succeeded and economic development
funding is available for incubators.

Urban Housing
Providing attractive urban housing and stabilizing neighborhoods adjacent to downtown is a particular concern for Fayetteville. The addition
of medium to high-density housing is an effective strategy for providing
a base of consumer spending within walking distance of restaurants,
retail and services. It is also used in combination with office and
employment centers to provide units near work for residents, lowering
commutes and producing efficient shared parking arrangements.
According to the American Housing Survey by the Bureau of the
Census, urban housing is typically being purchased by upper-income
households with fewer than two persons per household. These households are from 25 percent to over 40 percent seniors, and include a
high percentage of households (as high as 50 percent) of females living
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alone. The majority of households is in the age range over 45, and has
built equity that allows the purchase of high quality units. This type
of development is dependent upon high amenity value: people choose
to be in the proximity of arts facilities, downtown retail and services,
nearby work locations, an active entertainment district that includes
restaurants, a walkable environment that has high levels of evening use,
and access to transit.
The development costs of newly built urban housing are often higher
than standard suburban development. Adaptive re-use can in some
cases cost less, perhaps much less, but this depends upon the structural
integrity of the building. People are willing to pay for the freedom and
excitement of urban living. Development of this sort requires a combination of housing with an amenity-rich environment that has the critical mass to create its own ambience.

Destination Retail Development
Another specialized use to consider in planning downtown Fayetteville
is the destination retail center. Destination retail/entertainment developments create a pedestrian environment that can also be reached by
automobile. They include entertainment uses to create an evening
hours draw for customers. These centers range in size from 70,000
square feet to over 600,000 square feet. At the lower end of the scale,
they include community amenities such as public plazas that are used
for public functions including high school graduations and weddings.
Larger destinations have been using multiplex theaters as anchors along
with nightclubs and restaurants.
Destination retail appears to be dependent upon strong retail spending
demographics and appeal to the need for public facilities and gathering
places. Some destinations have been created as direct copies of urban
main street scenes. Many development corporations are actively pursuing the creation of destination "Main Street" style development because
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of the perceived public interest in authentic1, public retail districts.
These retail districts may be anchored by smaller versions of national
chain stores but also contain local unique businesses such as those
found in Fayetteville. The inclusion of longstanding local businesses
adds a quality to the retail mix that cannot be duplicated elsewhere.
Destination retail has been occurring in both cities and suburban locations. The more successful development relies upon the creation of a
sense of community, with attractive pedestrian ways, public space and
plazas, outdoor café seating, distinct façade design for each storefront
and a mix of local businesses and chain anchors. They have more
restaurants than is typical, along with higher proportions of leisure
activity retail such as bookstores, electronics and video and children's
stores. These developments have been done with and without structured parking. According to the Urban Land Institute, well-planned
destinations draw from a radius of 30 miles despite their small size, in
comparison to the typical 15-mile market radius for a regional mall.
Financing for destination retail can be more complicated than a standard development because the projects themselves tend to involve higher up-front costs for infrastructure and amenities. Parking cost can be a
particular problem. If structured parking becomes necessary to assure
the ability to provide access to support sales and a wider choice of
retail businesses at one location, costs can rise dramatically.
Parking is an issue for this type of development. Destinations in city
centers rely in part on adjoining parking that is used by office workers
during the day, and thus the project does not need to provide all of its
parking as part of the development. Strategies to lessen the financial
impact of structured parking include shared use, efficient design and
sometimes public ownership or financing of the parking.

1

"Authentic" meaning a district that has public access and amenities as opposed to
the closed commercial environment provided by malls.
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The advantage of creating a "destination" Downtown is the ability to
draw from a wide area. Fayetteville is expected by 2008 to have market support for over 500,000 square feet of new retail (see "Retail
Space and Downtown"). If configured with existing successful local
retailers there should be a sufficient market to support a destination
that has arts, a theater, restaurants, and retail.

New Office and Retail/Mixed Use Downtown
Office/Commercial
Office employment is one of the primary components of a healthy
downtown and helps to support hotels, retail and restaurants in the
area. Office development has been used in conjunction with all of the
types of redevelopment outlined. New office users are looking for
amenities along with an aggregation of businesses of their type. In
redevelopment, office is primarily used as a component of mixed-use
retail projects, but is a vital part of the mix. Retail needs to occupy
ground floor space, so office helps to intensify land-use and economic
feasibility by making upper floors useful. At the same time, office
development can be balanced with what is termed "24-hour" uses
(movie theaters, restaurants, late-night cafes, shops and bookstores
with long hours) because the parking can be shared after office tenants
leave for the day.
One of the major trends of the last 15 years and has been the reversal
of suburban and downtown office markets. Economic expansion in the
late 1980's and early 1990's shifted office markets to suburban locations. Starting in 1996, suburban completion rates were more than
twice those of downtown areas. According to Torto Wheaton (a national economic projection firm) completion rates from 2000 to 2005 in
downtowns are expected to be relatively stable between 1 percent and 1
1/2 percent, while the expected rate of completions for the suburban
Market & Economic Analysis

areas varies from 1 1/2 percent to 2 1/2 percent over the same time
period. Since 1991, suburban office investment returns have matched
or exceeded the returns for downtown office despite the fact that
downtown rents are typically at a premium.
The move of office to the suburbs seeks to capitalize the cost of commute times by employees. This is offset by the advantages of information flow that result from aggregation near other businesses of the same
type downtown. Businesses that innovate will tend to be near other
businesses that innovate. For instance, high-tech businesses will cluster
near other high-tech businesses in relatively close proximity. This can
occur in either large or small cities. The advantage for smaller cities is a
lower housing cost and lower commute time.2
According to the Urban Land Institute, the increasing use of computers
and technology and their effect on all office users has resulted in different requirements for office than in the past. Office users now need
wiring and mechanical systems far more extensive than those found in
older buildings, including:3
i
i
i
i
i

wiring for local area networks,
cable networks,
satellite communications,
wide area networks,
high-quality electrical supplies with filtered current and surge
protection, and
i enough electrical outlets to allow the free movement of
partitions and office groups.
The needs of modern users dictate either extensive renovation of existing space or development of new space. Typical floor plates to allow
2

U.S. Congress, Office of Technology Assessment, The Technological Restructuring
of Metropolitan America, September 1995.
3
Peiser, Richard, and Mouchly, Ehud. "The Impact of Technology," Urban Land
Tech Trends Supplement, October 1999.
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open offices start at 10,000 square feet of usable area and current standards for electrical and mechanical systems can make small high-quality projects more costly than medium size projects.4 Renovation of
existing buildings depends upon floor-to-floor heights, the cost of, and
ability, to retrofit supporting mechanical systems, the size of structural
bays on each floor, and other factors that must be evaluated professionally for each building.
The need for flexibility and for extensive electrical system requirements
applies to back-office uses as well as tech start-ups. Back office uses
are the sort of administrative work necessary to keep a business running (including data processing and other operations functions) but
not part of the functions of a headquarters office. Back-office processing of data and administrative work relies on electronic connections to
distant headquarters. Headquarter locations are also sometimes chosen
by managing executives (Microsoft in Redmond for instance).5
Another aspect of the changing office market is that tenants are looking for nearby amenities. In its 1999 report on office trends, ULI
noted that new office users wanted access to restaurants, cafes that
may be open late, banks or ATM facilities, and an attractive location.
For this reason, there have been developers successfully locating new
office in mixed-use projects that create a lively retail environment at
the same time.6

The Three Sisters Building, Fayetteville, Arkansas

Downtown may be functionally obsolete in comparison to the needs of
modern users. As part of an economic development plan, an inventory
of buildings and their characteristics should be undertaken to determine the means and cost to bring them up to date, and form a plan for
providing funding grants and low-interest loans to perform updates.
Where buildings are found to be obsolete, adaptive re-use should be
considered. It should be noted that updated historic buildings, when
structurally sound, can offer excellent development opportunities
because they often have qualities that are impossible to afford in modern construction. These qualities in an updated building often lead to
rents that are very favorable when combined with historic tax credits
and other funding mechanisms.7

Retail Mixed Use
While Fayetteville is already a business center, recommendations about
activating the first floor with retail, and parking management to
encourage evening uses are applicable. Much of the building stock in
4

RS Means Cost Index, 2001
Another example is the choice of Sun Computer to locate in Anacortes, WA. A
senior executive knew Anacortes and wanted a location on the water. Anacortes is
a long way from Silicon Valley.
6
One such example is Bethesda Row in Bethesda. Maryland developed by Federal
Realty Trust. It incorporates 110,000 square feet of office with 190,000 square
feet of retail and 40,000 square feet of restaurant. The project is successful and
has spurred similar development by Federal.

Mixed-use development Downtown reinforces the historic character of
its past development patterns and emphasizes downtown's difference
from the low-rise low-quality construction seen in strip malls.

5
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Mixed-use development is the juxtaposition of different land uses in a
single building or on a single site in a way that is hoped to be mutually
7

In a recent project with Winter and Company, we found that historic office properties in Truckee, California rented for up to three times the amount paid for space
in strip or suburban locations.
FAYETTEVILLE DOWNTOWN MASTER PLAN

however, many successful mixed-use projects have been built. The lessons from these projects indicate some fundamental steps in the conceptualizing and building of mixed-use development.

Eureka Springs, Arkansas

Galena, Illinois

beneficial to each use, and to the surrounding community. Mixed-use
can be horizontal or vertical. Horizontal mixed use is the combination
of different uses next to each other. Vertical mixed-use is the combination of uses within single structures such as the original structures lining Center Street. Mixed-use projects need not be high-rise development, and can be accomplished at scales appropriate to the contexts.
Many mixed-use projects combine residential with retail or employment uses. The factors that drive residential mixed use are proximity
to amenities and convenience in commuting and access to services. As
residential density rises, residents trade private outdoor space for public
amenities such as restaurants, retail and services and employment within walking distance. Amenities make the residential units easier to rent
or sell, and the proximity of customers supports the commercial, retail
and services. The additional local retail and services can be a benefit
to the surrounding neighborhoods.
Nationally, the perception of mixed-use development has changed over
the last 20 years. In the 1980's, because of a series of tax changes and
relaxed lender fiduciary requirements, a number of projects were built
without adequate market and financial due diligence. One result of
creating tax-driven projects was termed the "savings and loan scandal."
Another was that poorly conceived mixed-use projects assembled one of
the worst financial track records of the 1980's. During the last decade,
Market & Economic Analysis

Successful mixed use depends on development team experience and
financial capability, careful market assessment of each product, realistic
financial assessment during the project concept phase, a supportive regulatory environment, and a supportive neighborhood. A development
team with experience is crucial for success. Vertical mixed use is more
difficult to accomplish than horizontal mixed use. Mixed-use offers
complications with (among other things):
i parking sharing between residents and commercial tenants;
i expensive fire separations between use types;
i more stringent fire safety requirements than single-use
structures;
i costly duplication of vertical circulation (elevators and fire
stairs) and building access;
i more complicated (and expensive) utility infrastructure;
i more regulatory oversight and approvals;
i more complicated legal structure for ownership;
i more complicated financial packaging to gain financing;
i more expensive and complicated appraisal process; and often,
i land assembly
In addition, most successful developers focus on single products such as
residential, retail or office and sometimes know little about the specific
factors for success required to produce other products.
For all these reasons, mixed use requires experienced designers who
know how to solve the technical problems and developers who have
refined their product mix and market strategy to respond to market
and financial realities. Fayetteville has such designers and developers
as evidenced by recent local developments including the Campbell Bell
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Building, The Three Sisters building and others Downtown.
A supportive regulatory environment must be in place for mixed use to
succeed. The key element is flexibility that allows developers to
respond to the market while maintaining the intent of mixed use: to
produce a high-amenity, livable urban environment. Part of that environment of livability is maintained through careful physical design to
achieve compatibility with established neighborhoods, and to mitigate
the effects of a higher intensity of development. Successful regulation
balances project specific needs with mitigation of potential impacts to
existing neighborhoods.

Main street style mixed use along corridors offers the opportunity to
provide a transition between busy streets and less dense neighborhoods
adjoining them. Mixed-use development where retail, office and housing are combined either vertically or horizontally is feasible where there
is a market for retail and an unsatisfied demand for moderate density
units or multi-family units. Mixed-use development on corridors offers
the opportunity to create student housing and associated services without disrupting the fabric of local neighborhoods. It can also offer an
opportunity to create ownership opportunities for one and two person
households at moderate pricing.

Main Streets

Large standalone mixed use projects will tend to require large sites of
20,000 square feet or more, if they must independently provide for all
parking, loading, and services (garbage, etc). However, smaller sites can
be developed if alleys are present for the service functions. Therefore
public investment in land and maintenance of a functional alleyway
system is an excellent support mechanism for smaller, human-scaled
projects and local reinvestment. Ideally, corridor planning will focus on
the creation of high-quality sections of 800 to 1200 feet in length
rather than trying to mandate change for an entire corridor miles in
length. Retail should only be a requirement where there are sufficient
"destination" trips and adequate surrounding residential development.

A typical mixed-use type is the development of higher intensity development along or adjacent to well used traffic corridors. Automobile
and foot traffic are the lifeblood of retail and the combination of housing and retail along highly traveled corridors can help to create a market for retail and services. A good main street will have 8,000 to
20,000 or more trips per day combined with pedestrian amenities and
enough residential development within a quarter-mile radius to allow
for high foot traffic near businesses.
Successful main street commercial areas tend to:
i be no longer than 800 to 1,200 linear feet (a reasonable
walking distance);
i have reasonable crossing distances for pedestrians (usually not
more than 60 feet)
i have retail on both sides of the street;
i have enough housing within less than a five minute drive to yield up
to 60 percent of the needed support for retail and services;
i have continuous building frontage without breaks for large
parking lots or drive-through facilities; and
i have a mix of retail and services that foster activity at night as
well as during the day.
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The Downtown Master Plan suggests that a portion of Block Avenue,
combined with the existing areas of Dickson Street, is suitable for the
creation of a "main street" core Downtown. A future "main street" location is the renovated portion of College Avenue. Successfully creating a
main street core will require partnership between the private sector and
the city, because the city is the implementing planning body for setting
the conditions of land use. At the same time, hours of use, shared
parking and other private sector issues must also be resolved. There is
a full outline of these implementation measures listed later in the
report.

FAYETTEVILLE DOWNTOWN MASTER PLAN

Open Space Improvements

Existing Study Area Land Use

Because of their beneficial economic impact, parks and open space
should be planned as part of the structure of the renewed downtown
Fayetteville. Park and open space amenities can act as a catalyst for
positive change in urban environments. A historical example is Central
Park in New York City where real estate values in the area around the
park increased by nine times after its construction. Parks and open
space also act as a magnet for visitors and increase positive perceptions
of the urban areas in which they are located. Large developers such as
the Rouse Corporation have successfully included green space in their
developments to encourage visits and increase foot traffic.

Land Use Zoning

The economic benefit of open space on property values lies behind
such suburban residential development strategies as the golf-course
housing development, but open space plays a part in successful downtowns, too. The effect of the open space is called an "externality." An
externality is an effect that a particular land use has upon its surroundings. A negative externality is one where an undesirable land use lowers the value of adjoining properties (the classic example in zoning law
is a pig farm). Well-conceived parks and open space tend to be a positive externality and confer value on the properties surrounding them.
Proximity to attractive natural features and views is acknowledged as a
factor in the value of housing units. Downtown, open space planning
is needed where office and housing are projected.

Local Market Trends

Commercial
Industrial
Parking
Multifamily
Single Family
Total Study Area

Acres of Use
132.89
44.37
7.92
57.59
102.16
344.93

Downtown Fayetteville is comprised of approximately 345 acres of land
as shown in the table above. For the goals of Downtown, it may be
possible to intensify and enhance use without greatly changing the tone
or character that is prized by residents. Measurement by the design
team indicates there are over 25 acres of land that could accommodate
infill development and many sites that could be used more efficiently.
It is not, however, possible to build to the potential indicated in the
Downtown Master Plan with current land use patterns or zoning.
Further, even though interviews indicated the desire by residents,
neighborhood representatives and business representatives to enjoy a
more vital business, retail and neighborhood environment, the question
remains as to what is actually supportable by the marketplace. To
understand the potential for this enhancement, UrbanAdvisors
reviewed demographic, sales, and other data from Northwest Arkansas
and evaluated the market trends in Fayetteville and its downtown.

Background Interviews
As part of the Downtown planning process, UrbanAdvisors investigated
local demographic trends and interviewed a wide range of community
representatives to understand the local economic and development conditions. Analysis of this data suggests the need for a viable program for
redevelopment of the historic downtown and strategies for successful
implementation.
Market & Economic Analysis

UrbanAdvisors interviewed local lenders, property owners, neighborhood representatives and business representatives to learn more about
the economic and development conditions in Fayetteville. Downtown
Fayetteville acts as the art and cultural center for the region, and serves
as the local banking center.
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The issues discussed tended to break into specific categories, and are
listed by category in the appendix rather than by interview group or
affiliation. The topics and issues covered included: traffic and streets;
parking; real estate; development incentives; the City regulatory framework for the study area; Fayetteville's role and character in the region;
employment and growth; downtown neighborhood issues and use conflicts; economic development and job creation and the University;
visions for downtown revitalization; the natural heritage of the community and its importance; the relationship of downtown to the
University; and the role of the Walton Arts Center and the creation of
a cultural district.

Household Change 2003 to 2008

Springdale City

Bentonville City

Rogers City

City of Fayetteville

0

In general, interviews indicated that residents wanted more retail
amenities, better pedestrian access, preserved and revitalized neighborhoods with more residential ownership, a balance between business
interests and the neighborhoods, an enhancement of the cultural attributes Downtown, and more attractive gateways and streets coming into
downtown.

500

1,000

1,500

2,000

2,500

3,000

3,500

4,000

% of Change in Age Group
(2003-2008)
45%
40%
35%
30%
25%
20%

Demographic Trends

15%
10%
5%

The demographics of the study area include a median household
income of $18,000, with 44% under $15,000, household size of 1.65
persons; and only 14% owner occupied units. This could be misinterpreted; Downtown is also comprised of 60% students. More impressive is the projected trend of local demographics.
Demographic trends for Fayetteville are illustrated in the following
charts.

0%
<24
City of Fayetteville

Rogers City

45-64
Bentonville City

65+
Springdale City

Data Source: ESRI Business Information Services

Fayetteville is projected to capture a significant proportion of growth in
Washington County. Of the 20,800 new residents in 8,500 new households expected in Northwest Arkansas in the next five years,
Fayetteville is expected to see 7,200 new residents in 3,400 households,
or about 35% of population growth.8 This makes Fayetteville the leading regional center for household capture.
8
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25-44

ESRI Business Information Services.
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It may surprise many local residents that Fayetteville can successfully
compete in the region without using suburban development types. In
fact, Fayetteville has many valuable assets that attract new residents; it
is the only historic downtown in the region that has maintained a compact, walkable community that offers a rich experience with unique cultural assets and historic buildings and neighborhoods.
The small ratio of population growth to household growth indicates
that new household sizes will average 2.1 persons in the city and 2.5
persons in the Northwest Arkansas. This smaller household size also
matches the trends in population age. In Fayetteville, the largest group
of new residents will be under 24, probably related to the University.
Significantly, there is a large increase is also projected in the 45 to 64
age group. The increase in these age groups helps explain the decrease
in household size.
2008 Income Distribution (%)
60.0%
50.0%
40.0%

Change in Income By Group
(2003-2008)
80%
60%
40%
20%
0%
-20%
-40%
<$49,999

$50,000-$99,999

$100,000 +

Income Category
City of Fayetteville

Rogers City

Bentonville City

Springdale City

Data Source: ESRI Business Information Services

Although most households in Fayetteville and Northwest Arkansas are
expected to earn under the median income of $45,000 in 2008, the
number of below median income households is projected to decline. In
Northwest Arkansas, growth is projected predominantly (74% of
change) in the $100,000+ income group; in Fayetteville growth in the
$100,000+ income group is projected to represent 70% of change.

30.0%
20.0%
10.0%
0.0%
<$49,999

$50,000-$99,999

$100,000 +

Income Category
City of Fayetteville

Rogers City

Bentonville City

Data Source: ESRI Business Information Services

Market & Economic Analysis

Springdale City

Together this paints a picture of new future residents with small households balanced between students and empty nesters with high incomes.
In other markets, "empty-nesters" provide strong support for urban
housing close to amenities. Where such products are available, the
urban market captures between 4% and 8% of the demographic. Based
on pent-up demand (due to the scarcity of suitable products) the current market may support between 1,200 and 2,500 units. By 2008,
demand could be between 1,800 and 3,600 units.
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Implications for Downtown

Supportable Retail Space
City of Fayetteville

Change in House Price Affordability
(Households)

2,500,000

Households

2,000,000

5,000
4,000
3,000
2,000
1,000
0
-1,000
-2,000

1,500,000

1,000,000
500,000
2003
Less than

$51,568

$85,947

$120,326

$51,568

$85,943

$120,322

$171,890

$171,894

$257,841

$343,787

$515,681

$687,575

$257,837

$343,784

$515,678

$684,137

and up

Washington County

Data Source: ESRI Business Information Services

Change

Supportable Retail Space
Downtown Fayetteville (5 Minute Drive)

Price Range

City of Fayetteville

2008

300,000
250,000

Retail Space and Downtown
A number of residents expressed the desire for enhanced retail and
retail services Downtown. To evaluate the potential for change we
examined current and future spending (see Appendix A for retail
spending figures).
Page 4.12
April 30, 2004

200,000
2008
2003

150,000
100,000
50,000

Ot
he
r

Ho
me

He
alt
h

Gr
oc
ery

El
ec
tro
nic
s
En
ter
tai
nm
en
t
Re
sta
ura
nts

Ap
pa
rel

The shift in household income and household growth has implications
for the housing market. When one considers the change in households, the growth will need to be accommodated in housing and the
question arises of what housing price can be afforded by those who
constitute the growth. The groups that are growing can afford a certain
price of house based on income range and Urban Advisors calculated
housing prices based upon the incomes in the groups that constitute
the household growth. Based on this, the future market could support
housing in town in the price ranges between $170,000 and $500,000,
with most of the market above $170,000. There is a corresponding
decrease in demand for units valued under $86,000.

Data Source: ESRI Business Information Services

In 2002, Fayetteville residents earned an aggregate of almost $1.3 billion, and spent 30% of income on retail expenditures totaling about
$390 million. This should support 459,000 square feet of new retail
uses over the next five years. The Downtown market area should support 290,000 square feet of this, suggesting that there is a strong local
market for downtown retail uses.

FAYETTEVILLE DOWNTOWN MASTER PLAN

Downtown Program Goals
The limiting factor in providing retail and residential uses Downtown
will not be the market, but the availability of developable land. Based
on the availability of land and the density goals of the city, up to 1,600
housing units, mostly owned, could be created Downtown to balance
the residential mix. The units would be a combination of adaptive reuse, renovations and new construction.
Destination retail clusters require between 75,000 and 100,000 square
feet at a minimum to provide the amenities expected by residents. The
Downtown Master Plan proposes new mixed-use retail between Block
Street and Dickson Street, as well as along College Avenue to provide
infill neighborhood retail amenities of this scale.

Market & Economic Analysis
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A

Economic and Demographic Information
Summary

City of Fayetteville
2003
2008
Change
62,270
69,492
7,222
25,675
29,091
3,416
13,002
14,550
1,548
2.22
2.20
-0.02
10,830
12,012
1,182
14,844
17,079
2,235
27.7
28.2
0.5

Population
Households
Families
Average Household Size
Owner Occupied HUs
Renter Occupied HUs
Median Age

Washington County
2003
2008
Change
170,002 190,804
20,802
64,803
73,322
8,519
42,059
47,214
5,155
2.53
2.52
-0.01
37,995
42,401
4,406
26,808
30,921
4,113
31.5
32.6
1.1

%
12%
13%

%
12%
13%

Source: ESRI BIS and UrbanAdvisors Ltd
Households by Income

$15,000
$25,000
$35,000
$50,000
$75,000
$100,000
$150,000
$200,000

<
+

2003
Number Percent
5,415
21.1%
4,003
15.6%
3,130
12.2%
3,912
15.2%
4,264
16.6%
1,986
7.7%
1,951
7.6%
517
2.0%
495
1.9%

$15,000
$24,999
$34,999
$49,999
$74,999
$99,999
$149,999
$199,000

25,673
Median Household Income
Average Household Income
Per Capita Income

$
$
$

City of Fayetteville
2008
Number Percent
4,992
17.2%
3,489
12.0%
3,276
11.3%
4,069
14.0%
4,827
16.6%
3,091
10.6%
3,495
12.0%
949
3.3%
902
3.1%

100%

29,090

Change
Number Percent
-423
-12%
-514
-15%
146
4%
157
5%
563
16%
1,105
32%
1,544
45%
432
13%
407
12%

100%

35,940
51,227
21,799

$
$
$

45,052
64,588
27,696

2003
Number Percent
3,942
6.3%
6,448
10.4%
6,215
10.0%
11,118
17.9%
10,854
17.4%
7,693
12.4%
6,910
11.1%
3,773
6.1%
2,454
3.9%
1,941
3.1%
920
1.5%

City of Fayetteville
2008
Number Percent
4,448
6.4%
7,066
10.2%
6,655
9.6%
12,602
18.1%
11,333
16.3%
8,444
12.2%
8,265
11.9%
4,927
7.1%
2,603
3.7%
2,091
3.0%
1,058
1.5%

3,417
$
$
$

9,112
13,361
5,897

2003
Number Percent
10,302
15.9%
9,514
14.7%
8,481
13.1%
11,420
17.6%
12,769
19.7%
5,668
8.7%
4,494
6.9%
1,003
1.5%
1,152
1.8%

100%
25%
26%
27%

64,803
$
$
$

Washington County
2008
Number Percent
9,076
12.4%
7,988
10.9%
8,480
11.6%
11,603
15.8%
14,477
19.7%
8,844
12.1%
8,696
11.9%
1,984
2.7%
2,174
3.0%

100%

40,022
52,812
20,429

73,322
$
$
$

Change
Number Percent
-1,226
-14%
-1,526
-18%
-1
0%
183
2%
1,708
20%
3,176
37%
4,202
49%
981
12%
1,022
12%

100%

49,293
66,818
25,969

8,519
$
$
$

9,271
14,006
5,540

100%
23%
27%
27%

Source: ESRI BIS and UrbanAdvisors Ltd

Population by Age
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Source: ESRI BIS and UrbanAdvisors Ltd
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62,268

100%

69,492

100%

Change
Number Percent
506
7%
618
9%
440
6%
1,484
21%
479
7%
751
10%
1,355
19%
1,154
16%
149
2%
150
2%
138
2%
7,224

100%

2003
Number Percent
12,456
7.3%
22,810
13.4%
13,556
8.0%
18,503
10.9%
26,527
15.6%
24,175
14.2%
21,365
12.6%
13,924
8.2%
8,794
5.2%
5,695
3.3%
2,197
1.3%
170,002

100%

Washington County
2008
Number Percent
13,839
7.3%
25,515
13.4%
15,011
7.9%
20,011
10.5%
27,589
14.5%
26,223
13.7%
25,817
13.5%
17,834
9.3%
9,990
5.2%
6,344
3.3%
2,631
1.4%
190,804

100%

Change
Number Percent
1,383
7%
2,705
13%
1,455
7%
1,508
7%
1,062
5%
2,048
10%
4,452
21%
3,910
19%
1,196
6%
649
3%
434
2%
20,802

100%
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Retail Expenditures

Washington County
Average
Total
Household
Expenditures

Apparel and Services
Men's
Women's
Children's
Footwear
Watches & Jewelry
Apparel Services

$2,527
$479
$820
$358
$473
$268
$130

$64,869,701
$12,285,978
$21,042,788
$9,193,418
$12,135,691
$6,877,049
$3,334,777

$2,498
$479
$810
$372
$465
$247
$126

$161,850,728
$31,014,684
$52,471,654
$24,085,568
$30,131,706
$15,990,207
$8,156,909

Electronics
Computers and Hardware for Home Use
Software and Accessories for Home Use
TV/Video/Sound Equipment
Color Televisions
VCRs, Video Cameras, and DVD Players
Video Cassettes and DVDs
Video Game Hardware and Software
Rental of Video Cassettes and DVDs
Sound Equipment

$1,361
$213
$25
$747
$82
$31
$28
$25
$53
$157

$34,944,787
$5,463,559
$634,811
$19,184,907
$2,102,669
$800,341
$722,092
$645,209
$1,363,627
$4,027,572

$3,486
$206
$24
$2,417
$419
$111
$81
$104
$40
$83

$225,905,995
$13,380,770
$1,549,157
$156,618,088
$27,178,990
$7,185,442
$5,242,272
$6,740,947
$2,619,485
$5,390,844

Entertainment
Admission to Movie/Theatre/Opera/Ballet
Pets
Toys and Games
Sports/Recreation/Exercise Equipment
Photo Equipment and Supplies
Reading

$1,027
$114
$259
$196
$188
$103
$166

$26,356,091
$2,917,064
$6,657,894
$5,039,841
$4,829,851
$2,643,462
$4,267,979

$1,074
$104
$296
$199
$196
$109
$170

$69,613,429
$6,740,947
$19,168,851
$12,912,637
$12,712,683
$7,074,114
$11,004,197

Food & Beverages
Food at Home
Bakery and Cereal Products
Meat, Poultry, Fish, and Eggs
Dairy Products
Fruits and Vegetables
Snacks and Other Food at Home
Nonalcoholic Beverages at Home
Food Away from Home
Alcoholic Beverages

$7,095
$4,233
$641
$1,117
$463
$734
$1,279
$359
$2,862
$500

$182,174,892
$108,692,070
$16,449,684
$28,670,031
$11,881,474
$18,848,439
$32,842,442
$9,209,703
$73,482,822
$12,842,748

$7,229
$4,382
$663
$1,161
$483
$747
$1,328
$375
$2,847
$461

$468,470,308
$283,976,048
$42,987,044
$75,229,334
$31,290,912
$48,434,908
$86,033,850
$24,306,052
$184,494,260
$29,866,837

$454
$90.42
$303.44
$60.01

$11,653,123
$2,321,577
$7,790,852
$1,540,694

$529
$98.55
$364.72
$65.74

$34,281,723
$6,386,400
$23,635,120
$4,260,203

$1,975
$175
$937
$88
$430
$50
$185
$94
$26
$9
$54
$275
$587

$50,698,346
$4,503,626
$24,055,495
$2,267,935
$11,050,732
$1,281,941
$4,757,416
$2,415,395
$668,073
$237,154
$1,376,849
$7,065,850
$15,073,375

$2,124
$224
$965
$90
$433
$56
$200
$97
$27
$9
$53
$314
$622

$137,649,065
$14,500,353
$62,517,645
$5,829,489
$28,065,691
$3,629,656
$12,968,407
$6,262,397
$1,750,181
$571,422
$3,440,402
$20,354,791
$40,276,276

$853
$369
$122
$362

$21,896,471
$9,477,337
$3,119,689
$9,299,445

$854
$373
$97
$384

$55,371,834
$24,198,576
$6,270,585
$24,902,673

$15,291

$392,593,411

$17,795

$1,153,143,082

Health
Nonprescription Drugs
Prescription Drugs
Eyeglasses and Contact Lenses

Home
Maintenance and Remodeling Materials
Household Furnishings
Household Textiles
Furniture
Floor Coverings
Major Appliances
Housewares
Small Appliances
Luggage
Telephones and Accessories
Lawn and Garden
Housekeeping Supplies

Other
Personal Care Products
School Books and Supplies
Smoking Products

Total
Source: ESRI BIS and UrbanAdvisors Ltd

Appendix A

City of Fayetteville
Average
Total
Household Expenditures

Retail Expenditures
Fayetteville 5 Minute Drive
2003
Total
Expenditures

2008
Projected
Expenditures

2003-2008
Change

Apparel and Services
Men's
Women's
Children's
Footwear
Watches & Jewelry
Apparel Services

$38,182,871
$7,232,045
$12,360,944
$5,349,022
$7,193,421
$4,090,009
$1,957,430

5.0%
1.0%
1.6%
0.7%
0.9%
0.5%
0.3%

$54,249,186
$10,275,093
$17,562,094
$7,599,745
$10,220,217
$5,810,974
$2,781,063

$16,066,315
$3,043,048
$5,201,150
$2,250,723
$3,026,796
$1,720,965
$823,633

Electronics
Computers and Hardware for Home Use
Software and Accessories for Home Use
TV/Video/Sound Equipment
Color Televisions
VCRs, Video Cameras, and DVD Players
Video Cassettes and DVDs
Video Game Hardware and Software
Rental of Video Cassettes and DVDs
Sound Equipment

$20,724,766
$3,226,267
$373,845
$11,342,859
$1,230,482
$476,225
$434,870
$384,893
$826,716
$2,428,609

2.7%
0.4%
0.0%
1.5%
0.2%
0.1%
0.1%
0.1%
0.1%
0.3%

$29,445,185
$4,583,793
$531,149
$16,115,626
$1,748,235
$676,608
$617,851
$546,846
$1,174,576
$3,450,502

$8,720,419
$1,357,526
$157,304
$4,772,767
$517,753
$200,383
$182,981
$161,953
$347,860
$1,021,893

Entertainment
Admission to Movie/Theatre/Opera/Ballet
Pets
Toys and Games
Sports/Recreation/Exercise Equipment
Photo Equipment and Supplies
Reading

$15,218,440
$1,742,820
$3,763,143
$2,936,912
$2,796,309
$1,516,541
$2,462,715

2.0%
0.2%
0.5%
0.4%
0.4%
0.2%
0.3%

$21,621,946
$2,476,151
$5,346,571
$4,172,685
$3,972,920
$2,154,660
$3,498,959

$6,403,506
$733,331
$1,583,428
$1,235,773
$1,176,611
$638,119
$1,036,244

Food Away from Home

$51,218,753
$43,410,201
$7,808,552

6.7%
5.7%
1.0%

$72,770,213
$61,676,035
$11,094,179

$21,551,460
$18,265,834
$3,285,627

$63,643,976
$9,616,156
$16,785,929
$6,945,841
$11,037,972
$19,258,078
$5,405,637

8.4%
1.3%
2.2%
0.9%
1.5%
2.5%
0.7%

$90,423,633
$13,662,373
$23,848,992
$9,868,462
$15,682,451
$27,361,354
$7,680,182

$26,779,657
$4,046,217
$7,063,063
$2,922,621
$4,644,479
$8,103,276
$2,274,545

$6,607,708
$1,339,370
$4,394,547
$873,791

0.9%
0.2%
0.6%
0.1%

$9,388,052
$1,902,941
$6,243,653
$1,241,459

$2,780,344
$563,571
$1,849,106
$367,668

Maintenance and Remodeling Materials
Household Furnishings
Household Textiles
Furniture
Floor Coverings
Major Appliances
Housewares
Small Appliances
Luggage
Telephones and Accessories
Lawn and Garden
Housekeeping Supplies

$28,750,212
$2,390,902
$13,791,077
$1,304,501
$6,383,319
$696,565
$2,695,377
$1,378,099
$388,577
$136,279
$808,360
$3,876,916
$8,691,317

3.8%
0.3%
1.8%
0.2%
0.8%
0.1%
0.4%
0.2%
0.1%
0.0%
0.1%
0.5%
1.1%

$40,847,520
$3,396,929
$19,593,988
$1,853,400
$9,069,246
$989,661
$3,829,518
$1,957,966
$552,080
$193,622
$1,148,496
$5,508,217
$12,348,387

$12,097,308
$1,006,027
$5,802,911
$548,899
$2,685,927
$293,096
$1,134,141
$579,867
$163,503
$57,343
$340,136
$1,631,301
$3,657,070

Personal Care Products
School Books and Supplies
Smoking Products

$13,206,951
$5,581,300
$2,070,982
$5,554,669

1.7%
0.7%
0.3%
0.7%

$18,764,077
$7,929,759
$2,942,395
$7,891,923

$5,557,126
$2,348,459
$871,413
$2,337,254

$229,745,125

30%

$326,415,634

$96,670,509

Alcoholic Beverages

Food at Home
Bakery and Cereal Products
Meat, Poultry, Fish, and Eggs
Dairy Products
Fruits and Vegetables
Snacks and Other Food at Home
Nonalcoholic Beverages at Home

Health
Nonprescription Drugs
Prescription Drugs
Eyeglasses and Contact Lenses

Home

Other

Total
Source: ESRI BIS and UrbanAdvisors Ltd
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Retail Markets and Place-Making
While retail is classed as a single category of real estate, it includes a
wide variety of different businesses with different requirements and different users. Retail runs the range from satisfying everyday needs (like
grocery stores) to providing specialized navigation supplies for aviators.
What makes them similar is that they use space to make sales to retail
consumers.
Some very basic questions occur when assessing retail markets: how
many people need what is being sold, how often do they need it, and
how far do they have to go to get it. People need groceries often, while
appliances are needed only once in a very long time (depending on
how reliable the machine is, of course). Stores with goods that require
lots of visits annually are called "high-frequency" uses; others, such as
appliance stores have fewer visits and are considered "low-frequency"
uses. As the frequency goes down, typically, there are fewer shops, i.e.
there are more grocery stores than appliance stores for a given market.

fast access to the most people will be preferred over a site with poorer
access. For very high frequency shopping trips this means the closest
or the most convenient shop to the consumer is likely to gain the sales;
this is the retail strategy of convenience markets, where price of goods
is a secondary consideration.
Second, the site that offers the highest number of benefits to the consumer on each trip will be preferred to sites that offer less. In other
words, if a consumer can satisfy many needs with one trip, even if the
trip is longer, the consumer will make the trip because the "utility" of
the experience is perceived to be higher. This is the strategy pursued
by a regional mall that includes a wide variety of shops as well as food
and entertainment in order to increase the perceived benefit to the consumer for the sunk cost of the trip. Another example of this utility is
when the quality, type of goods, or pricing is simply unavailable elsewhere, thus making the perceived value of the goods or experience
more important than the cost of getting there. An example of this is a
high-quality restaurant that may be located in an out-of-the-way place
but still attracts customers from miles away.

For downtown Fayetteville, a mixture of low-frequency and high-frequency uses is desirable. Most downtowns are the location of finer
home furnishing stores, jewelry stores, and apparel, all low-frequency
purchases. At the same time everyday necessities and amenities must
be available as part of the mix, but not necessarily in the same locations.

In planning new development or redevelopment, it is important to
understand the effect of these principles on retail location. The differentiation is between places that act as destinations and businesses that
fulfill basic needs but are not particularly special. Attractive main
streets with many shops can act as destinations to attract customers
from a wider area than single businesses because the main street has
higher utility for the customer. Small retail and service shops with no
particular specialty (such as a dry cleaner) will tend to draw only from
a local area unless there happens to be convenient access for large
amounts of traffic, a situation which can help increase capture. Thus
in creating a new project, a developer will want either a strong local
market to support the shops (i.e. lots of local consumer spending), or
access to a wider market through aggregation near other shops, and
access to high traffic flows. If possible, a developer would prefer to
have all of these site characteristics.

Another basic question when assessing retail is how to get people to
come to your business (market capture). One answer is value versus
time. The shop with the highest perceived value given for the amount
of time spent getting it will out-compete other locations. This phenomenon is manifested in two ways in retail location. First, a site with

In practice this means that requirements for businesses vary immensely
depending on the type of business, the size of market area, and the
local demographics of income and spending. Standard grocery stores
tend to draw the majority of their customers from a radius of about
five to ten minutes driving time. Convenience markets tend to locate

On the other hand, as frequency goes down the market area gets larger
because people are willing to travel for infrequent expensive purchases
(a new set of living room furniture), but not for frequent low-value purchases (a quart of milk). For this reason, high-frequency uses tend to
be distributed across the landscape to capture small local markets while
low-frequency businesses will locate in a few locations with good access
to the larger market area.
Most retail businesses fall between the
two extremes.
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near arterials to increase capture because their strategy is about capture
through speed of access. Sandwich shops will locate near high concentrations of workers. Major appliance stores tend to locate in low-cost
space that allows the storage of inventory, but which also has arterial
access to highways for out of town shoppers. Dry cleaners will tend to
locate where it is possible to have a morning commute drop-off by customers. Destination restaurants tend to locate in areas that have
attributes that seem to make the trip worthwhile such as scenery or
neighborhood ambience, and local market support may not matter at
all.
The actual criteria used by businesses in siting new retail locations are
too varied to list, and change periodically with changes in taste and
public acceptance of retail formats. For redevelopment, this means that
it is best to use versatile. easily adaptable building types which can be
adjusted to the greatest variety of needs and to keep up with the retail
marketing rules of the moment. This improves the chances of attracting
and sustaining retail tenants over time.
Destination mixed-use projects appear to have a minimum of around
70,000 square feet of retail, roughly the size of a community center,
but heavily weighted toward "entertainment" uses such as restaurants,
nightlife and creative retailers that may draw from as far away as 30
miles. An authentic main street with historic and cultural attractions
may draw from an even wider area because it acts in part as a tourism
destination. Small projects that are primarily residential tend to have
local-serving retail dependent on a market within walking distance.
Mixed-use projects can offer great benefits in the provision of liveliness
for pedestrians and better, more easily accessible services for local residents. Because of the varied requirements for retail success, however,
insisting on a uniform retail mix for mixed-use projects can result in
unsuccessful projects or can raise developer risk to the level where projects will not be undertaken. A mixed-use strategy that recognizes these
limitations will result in stronger projects and better retail and services
for residents.
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Notes from Background Interviews
UrbanAdvisors interviewed local lenders, property owners, neighborhood representatives and business representatives to learn more about
the economic and development conditions in Fayetteville. Downtown
Fayetteville acts as the art and cultural center for the region, and serves
as the local banking center.
The interviews are summarized below. They issues discussed tended to
break into specific categories, and are listed by category rather than by
interview group or affiliation.

Traffic and Streets
i
i
i
i
i
i
i
i
i
i

Traffic gateways into town are a problem
Archibald Yell acts as a bypass not a gateway; there are high
accident counts
The North-South corridor doglegs on School Street
There are unnecessary one-way streets and business people
don't like them
What is the role of on street parking; is it necessary; will going
to 2 way streets eliminate parking?
Do streets need to be narrowed (many existing streets are over
28 ft. curb to curb) ?
There are conflicting aims for street design between fire engine
access, lower traffic and pedestrian orientation
Current traffic studies are promoting suburban design standards
for downtown streets
There is a need to look it at which areas are walkable
The train can run to the station

Parking
i
i
i
i

Merchants and employees are parking on the street, occupying
customer spaces
Parking management may be necessary
What is the perception versus the reality of parking use?
Many of the empty spaces in the downtown seem to be the
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i
i
i

result of ownership rather the lack of demand
Churches are buying houses to expand their parking lots
The parking issue may be a scapegoat for other problems with
downtown retailing.
The market will not support parking structures/ paid parking

Real Estate in the Downtown
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i
i

There is a supply of disused and underutilized buildings in
downtown
Mixed-use is primarily residential with retail
Financing is not a problem.
NMTC/CDA 30 annual approval projects
Banks are eager for more loans
There may be a market for a high-end grocery.
There is concern about the retail mix, as the downtown is losing
stores to the mall.
Retail and restaurant rents are from $12 to $14 per square foot
with 20% expenses
Rents in the Campbell Bell building are $16 per square foot
All in costs range from $100 and $105 per square foot to $120
and per square foot
Sales of lofts style units are around $175 per square foot
Mill District rents at $13 -$18 or $15 + utilities
Three Sisters rents are in the low 20's.
All of these rents are less than space in Bentonville
Many of the empty spaces in the downtown seem to be the
result of ownership rather the lack of demand
The post office sits empty- reluctant landlord
Lots of people want to be here, but there is no place to live
There is no movie theater in downtown
There are approximately 300,000 square feet of vacant office space
The office market is overbuilt, with at least 10 months of supply
Land cost in Fayetteville is high, with the result that there are
few affordable housing units in the 85,000 to $135,000 range
FAYETTEVILLE DOWNTOWN MASTER PLAN

i
i

Residential demand outstrips supply
There's not much upward pressure on rents; rents rose 3.4% last
year (2002)

Development Incentives
i
i
i
i
i
i
i
i
i
i

The downtown area is qualified for New Market Tax Credits
A local bank is setting up a community development entity for
new market tax credits
New Market Tax Credits have been approved for southwest
Fayetteville
A CDE has been established through the Hartland CDC
The city is CDBG approved
The city is not receiving SBIC funding
There are no incentives for development
"Needs a carrot"
Diamond State Ventures is the state Small Business Investment
Corporation
Arkansas Capital is a major source for funding new business

Fayetteville is an anchor for the region
i
i
i
i
i
i

i
i

i

City Regulatory Framework
i

i
i
i

i
i
i
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Regulations are a problem; city administration is fun but hamstrung by regulations: suburban setbacks and lot standards, zoning that doesn't match use, no design standards
The approvals process has improved
Zoning regulations do not match existing uses; suburban setbacks are required in urban areas
There is a perception that it is difficult to build in the city
because of difficult ordinances and the uncooperative handling
by City staff- (certainty and time)
The City has not made its density intentions and preferences
clear.
The City needs to understand development risk
The current zoning does not match existing uses and rezoning
is a tool that is available for the city

i
i
i
i

i

i

Fayetteville is unique, and liberal, with a historic downtown and
good schools
It has the university and good schools
It's more liberal and environmentally sensitive than surrounding
communities
It is perceived as more quirky perhaps
It's becoming a bedroom community
Fayetteville acts as a representative place in attracting new businesses and residents. It has the opportunity to be the cultural
district for the region and perhaps the northwestern part of the
state.
Fayetteville is a faith-based community with 5 major churches.
Fayetteville is the cultural center of Northwest Arkansas;
expansion of the Walton Center to 2000 or 2500 seats is a
facility goal. The cultural area should be focused around
Dickson Street
The Cultural Arts district should be:
Visual arts, sculpture gardens
University Museum
Live-work artist lofts
Entrepreneurial Museum, crossover efforts with the University
Funded with state and local incentives and tax abatements
Springfield is perceived as blue-collar - manufacturing, chickens,
construction work
Rogers is a blooming cosmopolitan competitor - vying for
upscale status
Bentonville is the Wal-Mart town with 16,000 associates, many
of whom live in Fayetteville
The cities Bentonville, Rogers, Springdale, and Fayetteville are
viewed as a regional entity, and Fayetteville is on the edge of
being left behind
The region needs to work together to compete; Rogers,
Bentonville, and Springdale are all on board but Fayetteville
wants to remain as it is
Fayetteville has a problem defining itself, its goals, and its mission; retail does not serve as a major anchor
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Employment and Growth
i
i
i
i
i
i

i

Population is expected to double in Northwest Arkansas in the
next 20 years
Some fear that the economic growth will occur outside of
Fayetteville
Fayetteville needs to encourage knowledge-based business
Building the University is important
The University is raising $900 million for scholarships and professorships and adding 5000 students
Fayetteville is developing a strategy for high-wage employment:
University spin-offs or technology transfer
Clusters have not reached critical mass
Current employment is in food processing, transportation,
retail, and light manufacturing of nondurable goods
Growth is bi-modal with low-end service employee immigration
and high and employment of the vendor community for Wal-Mart
The current industries don't allow pass-through of higher wages
to customers
Retail worker productivity is going up through automation of
checkout etc.
Fayetteville's employment strategy is focused around the
University of Arkansas: it includes faculty with research credentials and connections, dispelling old perceptions of Arkansas,
training more graduates at the university level, capture of
technology transfer, and an emphasis on diversity and quality of life
Technology manufacturing is not ready and existing office does
not match the needs of technology employers

Downtown Neighborhood Issues
i
i
i
i

The historic neighborhoods need protection; and are afraid of
being disregarded
There is an opportunity for a façade renovation program
through the design center
The housing to the west is perceived as substandard
Neighbors like to see diversification of businesses, something
more than bars
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i
i
i
i
i
i
i
i
i
i
i
i
i
i

i
i
i

Neighborhoods should be a viable with the diversity of housing,
business, culture, retail, and service uses
Parking is not as large an issue as perceived according to neighborhood advocates who question the necessity of parking decks
Downtown should be pedestrian oriented with a better mix of
uses
Better pedestrian connections permitted; current pedestrian
infrastructure is of poor quality
The city owns the sidewalks so blocks can be repaired
The historic quality of downtown and the neighborhoods must
be retained
Below and around 6th Street should be redeveloped
The park-like area between Prairie and Center Street should be
preserved and enhanced
Design guidelines are needed for Infill and redevelopment
Tree preservation guidelines need to be part of redevelopment
There is currently poor attention to garbage unloading issues
and to outdoor lighting issues
Neighborhoods around the downtown core are stressed but
people love living there
There are sometimes conflicts with drunks at closing
Relationship between the neighborhoods in downtown uses
needs to evolve with buffers between businesses in neighborhood residential uses
Changes occurred so quickly the design issues have not been
addressed
The area north of Dickson Street is a historic district of which
some parts are registered
There is a lack of dialogue between institutional stakeholders
and the neighborhoods

City Government and Economic Development
i
i

The state's economic development strategy includes building off
of the knowledge bases in Fayetteville and Little Rock
Jobs have traditionally been in heavy manufacturing, and food
processing; both low paying
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i
i
i
i
i

i
i
i
i

i

There is a bi-modal immigration, with upper income vendors
and lower income Hispanic laborers.
The city is working with banks and other institutions on an
economic development strategy
Fayetteville no longer captures the regional market for retail
There's no property tax on operations
The city is targeting specific businesses in order to produce
economic development such as technology businesses and
entertainment
The city may set aside $2 million for economic development
staff to help create technology employment
Town and gown conflicts are being amended
Employment space is planned mostly for the edges of the city
The vision for Fayetteville is to be the home of innovation,
entrepreneurial business, a regional arts center, and the center
for cultural tourism
While the city agrees with the goals of the cultural district
there's little city money for implementation

Fayetteville's Natural Heritage
i
i

i

Downtown Is Important to the University
i

Downtown Revitalization
i
i
i
i
i
i
i
i
i
i
i
i
i
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The market has pushed uses out of town
Incentives are needed to get businesses back
Business should be involved in the planning
Success of the plan can be measured by relocations back from the Mall
The driver for downtown revitalization will be housing rather
than commercial development
Boutique retail is needed
Mom-and-pop green grocer is needed
Employer parking is more of a problem the customer parking
Retail rents in the downtown range from $7 to $22 per square foot
Business that needs high visibility probably won't be downtown
Connecting the town square in Dickson Street is critical to success
Downtown is not perceived as good for businesses that require
high visibility

Conserving natural areas is important; there are 14 areas including
Sequoia and five Hills surrounding the town
It is important to address the various communities of
Fayetteville
Faith: five churches in town
The University
Small business
Neighborhood community groups
Environmental community; bikers, hikers, fishermen, and
sportsmen
Organizations in Fayetteville are competent, cooperative, and
there is a large overlap between groups

i
i
i

The University is committed to the Downtown and cultural district, but providing housing in downtown for graduates and
staff is not a priority. Currently, new student housing projects
are being completed on campus. The enrollment of 16,250 students may grow to as much as 22,000 by 2010.
The University of Arkansas supports small businesses through a
SBC and the Genesis Tech Center (incubator); downtown represents and supports the university to some extent
Dickson Street is very important as one of the gateways to the
University
Because of this the University supports the cultural district
In general the University is not expanding into the downtown

The Walton Arts Center
i
i
i
i

The Walton Arts Center (WAC) has over 150,000 visitors per
year and 40,000 schoolchildren per year
WAC funding comes from the region and from the hotel and
motel room tax
WAC helps to reinforce of the area as a cultural district
WAC is pursuing a new 2500-seat hall
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i
i
i
i
i
i

i
i
i
i
i

Providing 1500 to 2000 parking spaces for both halls will be
difficult
The University would use the new facility for conferences, student events, and graduations
A hotel near the facilities would be useful, something in the
range of 200+ rooms to accommodate small conferences
Many interviewees would like to see a museum near WAC
Parking and access to the city from the North and finding a site
for a new hall are barriers
Way-finding should be improved including boulevards, gateways, and better signage
Artist live-work space would help to reinforce the cultural district
Businesses are interested in supporting the arts to help with
recruitment and retention of employees
The demographics of traditional WAC membership, 60-80 year
olds, matches the market for some of those moving to high-end
condos
During the peak season there is a lack of hotel space
Carnall Hall has 49 rooms
Radisson has 200+ rooms
Mountain Inn to be renovated?
There is no space for a small convention of 150!
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Understanding Business Location Decision Making
Location choices are made by many modern businesses using geographic software analysis that compares labor costs, housing prices, transportation access, specialized services and tax structures. In response to
this, it is important for Fayetteville to understand its relative position
and aggressively market itself to likely businesses.
The governing factors of location selection depend on the type of
industry and needs of operation. Manufacturing will locate where
labor cost is advantageous, often in foreign countries today. Some
manufacturing must balance the cost of transporting resources to the
end markets; for example, it is cheaper to locate a lumber mill close to
the forest than it is to ship trees across the country.
The functions of a company may be divided and separated geographically creating a division of labor. One city may house the corporate
office, the suburbs may be home to the back-office functions and an
outlying city may be home to the manufacturing and warehouse or distribution functions. Back office operations look for an educated, articulate work force in an area (often suburban) where labor costs are still
low. Executive management leans toward major metropolitan locations
with professional support services, major airports and attractive
lifestyle amenities. Similarly, research and development require highly
educated and innovative thinkers who cluster in urban areas, often
with large universities.
The "life cycle" of a product influences the locational demands.
Products in the research and development phase require the talent of
urban labor markets while more mature products may take advantage
of production at locations that provide lower labor and real estate costs
such as outlying cities or foreign countries.
Location can serve a company in strategic positioning, by moving to a
suburban location where employees are under more careful watch, preventing job-hopping or dissemination of company secrets, or moving to
a new office to combine duplicate functions of merged companies or
locate closer to clients.
Industries tend to cluster around each other. Software companies tend
to the urban centers that offer amenities for their young, well-educated
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workforce and where they can interact with similar companies; pharmaceutical companies tend to prefer a campus setting, but still locate close
to one another, often along "technology/research corridors". In this
sense, the nature of the business again factors into location decisionmaking: companies that need "face time" with clients or partners will
locate in more urban locations that facilitate such interaction.
However, companies that are more cost sensitive and require less faceto-face interaction such as call centers and back office support will
favor peripheral cities with lower real estate and labor costs.

Location vs. Site
Location refers to the general region and includes:
i
i
i
i
i
i
i
i
i

Skill and level of suitability of the labor market
Availability and cost of housing
Adequacy of transportation systems
Access to suppliers and contractors
Proximity to natural resources
Presence of competitors
Positioning within the market for the company's product
General taxation levels and state tax policies
Workers' compensation costs

After a location is deemed to suit a company's geographic needs, available sites are evaluated by:
i
i
i
i
i
i

Transportation access
Tax liens
Title complexities (risk)
Cost and availability of utilities
Telecommunications capacity
Possible environmental remediation

Governments that can articulate their community's position on the cost
and resource spectrum help decision makers and instill confidence with
investors. Managers will ultimately choose the location that offers the
company a competitive edge in their industry.
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Top reasons for choosing a city
Education
"Cities whose public officials have focused on their education and training systems are attractive to growth sector companies on the move."
There are two sides to this. First, a good location offers employers the
kind of skilled labor they require for their business. This is often the
most important resource a city can offer. Second, "A company cannot
expect people to relocate to a place that is undesirable. Desirability
includes a good elementary and secondary school system for the
employee's children (and future employees) as well as resources that
support continuing adult education and training."

Speed of the permitting process and simplicity of bureaucracy
Product life cycles are increasingly shorter and consequently companies
are under greater pressure to select locations and quickly move into
production. Companies now expect facilities to be zoned, built and
fully wired with high-speed capacity within six to nine months of the
decision to locate. If a municipality cannot accommodate this, or if
bureaucratic procedure is perceived as a potential risk or obstacle, other
locations will be chosen.
City leaders must analyze where the community stands on the cost
resources spectrum compared to competing locations. Based on this,
they can direct their efforts and avoid spending time and money on
businesses that are not likely to relocate here.
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Federal Funding Sources
11.30
0

Grants for Public 50%; 20% No maximum,
Works
for
average
depressed $1,010,844
areas

11.30
2

Economic
Development:
Support for
Planning
Organizations

50%

11.30
3

Economic
Development:
Technical
Assistance

50% or less $10,000 to
$220,000

11.30
7

Economic
Adjustment
Assistance

50% or less FY 2003 funding
$40,900,000: No
minimum or maximum specified

11.40
0

Geodetic Surveys Cost-sharing NA
and Services

Surveying assistance for
GIS

14.10
8

Mortgage
Insurance for
Rehabilitation

Help families improve,
purchase and improve, or
refinance and improve
existing residential structures more than one year
old

14.11
7

Mortgage
Insurance for
Homes
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NA

NA

Infrastructure; economic
development facilities;
incubators

14.13
3

Mortgage
Insurance for
Condominiums

NA

To enable families to
purchase units in condominium projects

14.13
5

Mortgage
NA
Insurance for
Rental Properties

Provide good quality
rental or cooperative
housing for moderate
income families, the elderly, and handicapped

Establish university centers; support local projects; disseminate information; finance feasibility studies

14.21
8

CDBG

Neighborhood revitalization, economic development, and provision of
improved community
facilities and services

Design and implement
economic strategies to
counteract short-term
plant closures or other
economic dislocations

14.22
7

CDBG / Special
Purpose Grants /
Technical
Assistance
Program

14.23
9

Home
Investment
Partnerships
Program

14.24
6

CDBG /
Economic
Development
Initiative

$500 to
Strengthen planning
$175,000,
capacity; formulate ecoAverage $56,000 nomic development,
process and strategies

To help people undertake
home ownership; applies
to single or up to fourfamily buildings

Competitive grants to
$10,000 to
$369,000, average develop and administer
block grant programs
$60,000

0% to 25% $323,000 to
$114,192,000;
average
$2,920,000

$250,000 to
$2,000,000;
$490,000 to
$1,750,000 for
brownfields, economic development projects

Housing funding for up
to 80% of median; technical and financial assistance in developing programs; fostering public
private partnership to
develop affordable housing
Enhance security of 108
loans, improve viability
of 108 loan projects;
loan guarantees for
brownfields
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14.22
7

CDBG / Special
Purpose Grants /
Technical
Assistance
Program

15.90
4

Historic
Preservation
Fund Grants In
Aid

15.91
5

Technical
Preservation
Services

$10,000 to
Competitive grants to
$369,000, average develop and administer
$60,000
block grant programs

Funds awarded to States,
local governments are
sub-grantees; grants
assist in carrying out historic preservation activities
Not applicable
50%;
match may
come from
other Federal
funds

Develop and disseminate
preservation policies;
review rehabilitations for
the 20% tax credit

Outdoor
50%
Recreation
Acquisition,
Development and
Planning

$150 to
$5,450,000

15.91
9

Urban Park and
Recreation
Recovery
Program

$7,000 to
Rehabilitation of urban
%5,250,000;
recreation areas and
currently unfunded facilities; improved recreation planning

20.50
0

Federal Transit:
Capital
Investment
Grants

20% or
more

Federal Transit:
Metropolitan
Planning Grants

20% local
match

15.91
6

20.50
5

Appendix E

Varies; FY 2003
budget is $3.31
billion

$20,000 to
$5,000,000; distributed through
State transportation agencies

State applies for assistance on behalf of political subdivisions for planning and acquisition of
outdoor recreation space

Acquisition, construction, reconstruction and
improvement of facilities
in mass transit; coordinate service with highway and other area transit
Develop transportation
improvement programs,
long range plans and
technical studies

20.50
7

Federal Transit:
Formula Grants

20% or
10% for
ADA,
Clean Air,
or bicycle
projects;
50% for
operating
assistance

20.51
4

Transit Planning Cost sharing FY 2003 budget
and Research
encouraged of $31.7 million

21.02
0

Community
Development
Financial
Institutions
Program

50%

$78,500 to
Investment and assis$3,200,000, aver- tance to community
age $797,902
development financial
institutions

21.02
1

Bank Enterprise
Awards

NA

$1,100 to $2.5
million; average
$72,875

Encourage insured
depository institutions to
increase their level of
community development

39.00
1

Business Services NA

NA

Promote the participation of businesses, especially small and disadvantaged businesses in
government procurement, and provide publications to assist businesses in marketing

59.01
1

Small Business
Investment
Companies

Funds to leverage
SBIC assets up to
300%; SBIC and
SSBIC leverage:
$50,000 to
$90,000,000;
average:
$14,323,00

Establish privately
owned investment companies, regulated by the
U.S. SBA; provide equity
long term loan funds to
small businesses; and
advisory services to small
businesses

NA

Varies; FY 2003 Acquisition, construcbudget is $3.308 tion, leasing, maintebillion
nance, planning and
improvement of facilities
in mass transportation;
payment of expenses to
continue operation

Advanced technology in
public transit; developing
planning tools; financing
transit research for both
public agencies and private r&d
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59.01
2

Small Business
Loans

NA

Loans up to
$500,000; average $226,521

59.01
6

Surety Bond
Guarantees

NA

NA

59.03
7

Small Business
Development
Center

50% cash

$500,000 to
$5,927,231

66.81
1

Brownfield Pilots None; cost $200,000 for 2Cooperative
sharing for year assessment Revolving loan funds for
Agreements
job training program;
cleanups
$1,000,000 for
revolving loan
fund; $200,000
for job training/development demonstration

93.57
0

Community
Services Block
Grant /
Discretionary
Awards

94.00
4

Learn and Serve
America School
Programs
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No statuto- $75,000 to
ry formula $500,000

Guaranteed loans to
small businesses which
are unable to obtain
financing in the private
credit marketplace

education

Surety Bond guarantees
for construction contracts under $1.25 million
Grants to higher-education institutions for
small business development centers to provide
business counseling,
training, and technical
assistance

Competitive grants to
private non-profits and
states, cities and counties
to alleviate causes of
poverty; provide permanent jobs and ownership
opportunities

$20,000 to
Create service-learning
$2,376,360; aver- opportunities for schoolage: $240,671
age youth; educate teachers about service- learning; coordinate adult volunteers in schools; and
encourage young people
to pursue further career
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