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PROJECT CONTEXT...

The Mills/Virginia N-AC is pivotal to the redevelopment potential
for Colonialtown, Park Lake/Highland and Lake Formosa Plans.

The N-AC must be viewed in its entirety. The largest development
parcels/opportunities are in the northwest quadrant
(Mills/Nebraska).

There are key linkages to Loch Haven Park, Lev Gardens, Crange
Avenue Antique Row, Winter Park and the Colonial/Mills
Community Activity Center.

Architecturally and urbanistically, there is no coherence to the
development along Mills. This is the "“funky” style noted in the
community meetings.

Mills Avenue also becomes a unifying public realm investment — it
is a “tear” that must become a "seam” to knit together the
community fabric east and west.

- Add slreetscape as a fundamental gesture

- Widen sidewalks and add median to encourage pedestrian
cross movement

- Use accent trees and paving to "announce” the area

There are physical and economic realities for the 150" depth of N-
AC and Mixed Use is problematic:

« The depth is not adequate for commercial development

- The limited depth puts pressure on abutting residential areas

+ The FARs are low and do not accommodate higher
intensities/densities o generate a parking structure

+ The ability to assemble and redevelop small lots is difficult

Higher density residential opportunities in the mixed use area
where east/west streets intersect Mills (Lake Highland, Oregon,
Canton and Weber] and uses can "face" the streets

DESIGN APPROACH...

CONTEXTUAL DESIGN
- Forms and Pattemns.
» Space and character.
« Architectural style.

VISUALIZED SOLUTIONS
« llustrate ideas.
+ Depict change,
- Discuss impacts.

NEIGHBORHODOD INVOLVEMENT
« Assess issues and expectations.
+ Challenge "presumptfions”.
- Forge total solutions.

COORDINATED IMPLEMENTATION
- Public infrastructure.
« Private investments.
- Public/private structures.
- Plan/code Revisions,

SPECIFIC SITE CONTEXT s
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DEVELOPMENT PHASES...

Phase One: Existing Condifions = "It's not pretty, but it's
functional.” There is minimal investment in a hodge-podge of
buildings and uses. All uses are not specifically oriented towards
the surrounding neighborhoods, but there is some application.
Initial efforts are to resolve issues along Mills as to ingress/egress,
curb cuts and joint access, median (yes or no), on-street parking
and streetscape improvements.

Phase Two: Nominal Reinvestment - This phase expresses nominal
investment requirements from existing property and/or business
owners. There is some cooperation among the various property
owners and some joint use of parking. Almost all of the existing
residential is kept, with compatible infill. Public investments are
focused on streetscape and urban design upgrades.

Phase Three: Enhanced Investment — Assumes greater
coordination of commercial development along Mills Avenue.
Parking is shared. Local stores are potentially replaced by
national stores (Chili's, Blockbuster, Ete.) that are looking for the
level of traffic that is found along the cormridor. The public
strategy is to complete streetscape investments and to assist in
the creation of the parking core.

Phase Four: Coordinated Redevelopment - The zoning is kept
intact, but there is total redevelopment, maximizing allowable
intensities and densities. Residential uses are coordinated, and
arganized to maintain as many oak trees as possible along
Portland. Development on Mills Avenue is mixed-use and is
coordinated; it shares rear parking organized along a green spine
down the middle of the block. Public/Private structures are
necessary to effectuate the plan.
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