CITY OF
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TO: Mayor and City Council

THRU: Don Marr, Chief of Staff

CC: Peter Nierengarten, Sustainability Director
FROM: Justin Clay, Parking Manager

DATE: March 12, 2019

SUBJECT:  Cultural Arts Corridor Parking Deck Site Evaluations Report from Garver
Engineering, LLC

Enclosed please find the final report prepared by Garver Engineering, LLC (Garver) pursuant to
City Council Resolution 276-18 which authorized funding for a preliminary site analysis to
determine the most viable locations for new parking structure(s) to replace lost parking resulting
from the potential construction of the Civic Plaza portion of the Cultural Arts Corridor.

BACKGROUND:

Question 8 of the upcoming sales tax bond election scheduled for April 9, 2019, addresses the
construction of a Cultural Arts Corridor. One key design element of the Cultural Arts Corridor is
the transformation of the West Avenue parking lot into a public Civic Plaza in the heart of the
Fayetteville entertainment district. The City is committed to providing parking to support the
Walton Arts Center, TheatreSquared, and other downtown establishments while creating a
walkable environment for today and into the future. If this question is approved by voters, Mayor
Jordan has committed that new parking be in place prior to any Cultural Arts Corridor related
construction work on the West Avenue parking lot. City Council further affirmed this
commitment on December 18, 2018 by adopting Resolution 250-18, which committed up to
$10M from the Cultural Arts Corridor sales tax bond question to replacement parking within
reasonable proximity to the Walton Arts Center.

To determine the most viable locations for new parking and the number of parking spaces each
location is likely to provide, a contract with Garver was approved on December 18, 2018. Their
analysis evaluated possible parking configurations, feasible number of spaces, liner space
capabilities, and other site details for locations within the Entertainment District. Garver has
reviewed the available contour information for each site, determined the buildable area for each
site based on boundaries, easements, and building setbacks, and provided a two-dimensional
layout of the parking footprint with approximate number of spaces for a typical level. The
enclosed report is provided to guide further decision-making on the location(s) for new parking.
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DISCUSSION:
As outlined in the enclosed report, Garver evaluated eight (8) parking scenarios within the
Entertainment District and has determined three (3) locations to be the most viable options to
replace the West Avenue parking lot spaces. As noted in Section 5.0 on page 18 of the report,
the Site Evaluation Matrix shows the three (3) viable locations to be:

Option 1 — “Depot Lot — Partial Site” (NW corner of West/Dickson intersection)

Option 4 — “East Lot — Partial Site” (NE corner of Spring/School intersection)

Option 5 — “Nadine Baum Studios Site” (NW corner of Meadow/West intersection)

Each of these options are consistent with Mayor Jordan’s commitment to replace parking within
reasonable proximity of the Walton Arts Center and each location falls well within the requisite
1,000 feet of the Walton Arts Center’s west public entrance. Each option is unique and presents
opportunities for various partnerships and development projects to be more fully explored. This
report has achieved the objective of determining the viability for constructing parking at various
locations. While it is imprudent at this time to commit further resources until Question 8 is
decided by the voters, staff does recommend beginning a dialogue with stakeholders associated
with each of the viable properties.

Notably, alternative locations at Hillcrest Towers and City Parking Lot #55 were also considered
but initial evaluations uncovered numerous challenges for the sites which prohibited further
consideration. These challenges are noted more fully within Section 4.0 of the report.

Additionally, the City also worked with Nabholz, the Construction Manager on the Cultural Arts
Corridor Project, to evaluate the feasibility and cost of buried parking under the proposed Civic
Plaza at West & Dickson. As outlined in the attached letter and cost estimate from Nabholz, the
cost to install 300 below grade parking spaces under the civic space would cost $19.5 — 21.5M
(not including design costs). Nabholz noted anticipated rock excavation, the presence of
groundwater and underground storm drainage reroutes as issues that would likely contribute to
a cost of nearly $70,000 per parking space. For comparison purposes we estimate $28,000 per
space to construct above grade replacement structured parking.

Recommendation:

Due to the high cost of buried parking under the Civic Plaza and the viability of the three above
grade parking locations identified in the Garver report, staff recommends continued negotiation
and analysis on the three identified sites to determine the most feasible and cost-effective
location for replacement parking.

Attachments:
Cultural Arts Corridor Parking Deck Site Evaluations Report from Garver
Fayetteville CAC Civic Space Underground Parking Garage Letter and Estimate
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1.0 Background

1.1 Prior Studies

The Downtown Master Plan was adopted by the City Council in April 2004 for the Downtown /
Dickson Street area. In August 2005 the City and the University of Arkansas hired Martin Alexiou
Bryson (MAB) to study parking in the Downtown / Dickson Street area. The study concluded that a
1,200 space parking deck was required based on the assumption that certain planned developments
would occur, including the expansion of the Walton Arts Center.

Garver completed a parking deck study in November 2012 for a parking deck to serve the
Entertainment District / Dickson Street area in conjunction with the Walton Arts Center Expansion.
Out of four sites studied by Garver the current Spring Street Parking Deck site was recommended
and a 236-space parking deck was built and was completed in October 2015.

Nelson / Nygaard, in 2016 as a part of a comprehensive Mobility Plan, completed a dedicated
Parking study of the Entertainment District and Downtown area. The study offered parking
management strategies and recommendations through its evaluation of parking utilization, demand
for parking, and pricing for on and off-peak times. The study also examined how close certain
amenities were to available parking.

Nelson / Nygaard also completed the Fayetteville Mobility Study in March 2018. The Mobility Study
outlined the long-term strategy for multimodal mobility within the City.

2.0 Introduction

2.1 Project Description

This project includes the evaluation of up to five (5) potential sites within the Fayetteville
Entertainment District to determine the number of parking spaces that can feasibly be contained in
a future parking deck for each site. This report does not include any cost analyses of the potential
parking decks.

2.2 Desired Objectives

e Provide a net-gain of a minimum of 290 parking spaces.

e Parking spaces are located within 1,000-ft. of the WAC's nearest public entrance.

e A parking deck that will meet or exceed City regulations and planning requirements.
e Inclusion of Liner buildings.

e Potential for additional development.

2.3 Site Evaluation Criteria

The following criteria, in no particular order of priority, are used in this report to evaluate each site.
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e Deck Total Parking Spaces

e Existing Parking Spaces On-Site Lost

e Net Gain of Parking Spaces

e Number of Parking Deck Levels Required to Meet Objectives

e Existing Property Ownership of Site

e Total Square Footage Area of Liner Buildings

e Walking Distance from Deck Entrance to Nearest WAC Entrance

e Parking to Be Located Within 1,000-ft. Radius of the Nearest WAC Entrance
e Existing Structures On-Site Required to Be Demolished or Relocated

e Additional Development Potential Remaining on the Site

3.0 Site Description Narratives

On January 8, 2019, Garver met with City Staff from Sustainability, Parking, and Facility Management
to discuss the locations that would be evaluated for the feasibility of a parking deck. The locations
chosen to be evaluated were the East Lot, Depot Lot, the Nadine Baum Studios Site, and the Hillcrest
Tower Site. One alternate location was discussed at the City Public Parking Lot 55. In a subsequent
meeting on February 7, 2019 with City Staff, Garver presented early concept sketches. After
discussion of each site and the alternate site, a joint decision was made to further evaluate the East
Lot, Depot Lot and the Nadine Baum Studios Site, including one additional variation for the Depot
Lot and East Lot. A joint decision was also made to not further evaluate the Hillcrest Tower Site and
City Public Parking Lot 55. More discussion on each site is included on the following pages.

Nadine Baum
Studios

o \Cv(‘uu-;- Bang ([

Hillcrest Tower

City Public
Parking Lot 55

Figure 1 - Vicinity Map
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3.1 Option 1 - Depot Lot - Partial Site

This site is located at the NW corner of the West Avenue and Dickson Street Intersection and is
situated on the northern half of the site as shown in Figure 2 below and in full detail in Figures A1 -

A2 in Appendix A.
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Figure 2 - Option 1 Deot Lot - Partial Site

The site is currently used as a parking area for
Arsaga’s Coffee Shop, Chipotle Mexican Grill, the
Rendezvous Hookah Lounge, and the Bank of
Fayetteville (Train). The topography of the site
slopes gently up from Dickson Street to the north
with about 4-ft. of elevation gain from the
southwest parking deck entrance to the northeast
parking deck entrance. The property is privately
owned.

The proposed layout of the parking deck in
Option 1 is in a north-side orientation with
vehicular entrances from West Avenue at the
northeast corner of the deck and from Dickson
Street through the existing surface parking lot at
the southwest corner of the deck. The eastern and
western bay of the parking deck will contain ramp
up/down as identified by the U and D arrows.
Pedestrian entrances are located on West Avenue
at the northeast and southeast corners of the
deck.

A 2- story 3,800 square foot liner building
measuring 15-ft. deep is located along the West
Avenue facade of the deck. The liner building is
proposed to be an independent structure to the
parking deck. To gain additional parking spaces the
deck includes an off-shoot flat deck structure in the
northwest corner. Access to the existing surface
parking spaces northwest of the parking deck is
maintained through the ground floor level. Option
1 displaces 105 existing on-site spaces, which
requires a 4-1/2 level deck consisting of a total
parking space count of 434, to achieve a net gain of
329 parking spaces.
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4.3 Nadine Baum Studios Site Alternate Concept

For the Nadine Baum Studios Site an alternate concept was initially evaluated. This alternate would
position the parking deck to parallel the Razorback Greenway and provide 2-story liner buildings
along West Avenue and a 1-story liner along Meadow Street. The total square footage of liner
buildings as shown below in Figure 9 is equal to 35,340 S.F., resulting in a Net Gain of 15,340 S.F.
after accounting for removal of the existing 20,000 S.F. building. This layout required a 4-level 362-
space parking deck to offset an on-site loss of 22 spaces, to achieve a net gain of 340 spaces. This
layout was superseded with Option 5 due to its more efficient use of space on the site resulting in
the large potential development site on the north side of the site.

2 STORY LINER

18T: 4,670 SQ. FT.
2ND: 4,670 SQ. FT.
TOTAL: 9,340 SQ. FT.

2 STORY LINER

18T: 11,300 SQ. FT.
2ND:11,300 SQ. FT.
TOTAL: 22,600 SQ. FT.

PARKING
ks DECK
| OVERHEAD
1STORY LINER ™\
3,400 SQ. FT. S
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