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Executive Summary 

This project proposal will explore the highest and best use for a mixed-use 
development project located east and west of Burnet Avenue just south of the 
Forest Ave intersection in Avondale, Cincinnati. The site area includes four large 
parcels of land totaling 130,600 SF.  

The Avondale neighborhood is a historically rich community that was once 
considered to the first uptown suburb of the bustling Queen City. In the Avondale 
of yesterday residents enjoyed impressive homes on large acreage and well 
maintained estates. Today some of these homes are still visible throughout the 
community, but the residents have slowly moved out. The growing trend in the 
region is moving back into an urbane community and some initial and pivotal 
steps have been made that will build the Avondale of tomorrow into a 
neighborhood with a variety of residents and retail spaces to meet the needs of 
those who live and work within the diverse community. The City of Cincinnati and 
the Model Group have partnered to acquire and stabilize the Burnet Avenue 
Business District. After a thorough market and financial feasibility analysis of 
potential uses for the site, it was determined the first phase will build and sell 
townhomes, starting at $169,000, to attract current and potential members of the 
community. The townhomes have been strategically placed in first phase to 
develop long-term residency within Avondale and to minimize development risk. 
The second phase will create the desired, sustainable business district that will 
serve as market place for those who live and work within Avondale. The third 
phase will finish 300 apartment units, drive home the site as the location for a 
lifestyle of convenience and develop the gateway into historic Avondale.  

The following proposal will showcase the specific elements that the make up the 
Burnet North Development Project. The proposed mixed-use development will 
play an instrumental role in the regeneration of the entire neighborhood, coherent 
to the vision for Avondale Gateway. 

 

 

 



About Avondale:  

The site is situated in Avondale, one of the oldest neighborhoods in Uptown area. It 
houses the world-famous Cincinnati Zoo and Botanical Garden, which attracts around a 
million visitors each year. Just minutes away from downtown, Interstates 71 and 75, 
University of Cincinnati, and Xavier University, Avondale’s central location makes it an 
appealing community for urban living in Cincinnati. Formerly a suburban village, 
Avondale has however suffered recently from disinvestment and socio-economic 
decline. Race riots in the past decades accelerated the decline further. The community 
population has been declining over the years and there has been a rise in the amount of 
crimes reported. The unemployment rate is around 40 percent and quarter of the 
housing units is vacant.  

In the last decade, many revitalization efforts have been undertaken to revive the 
neighborhoods. One of the most highly anticipated revitalization plans was the Burnet 
Avenue Revitalization Plan conceived through collaboration amongst the local 
Community Council, business associations, homeowners and other interested parties 
including Cincinnati Children’s Hospital and Cincinnati Zoo. The process involved strong 
community participation and hence the goals and strategies were in sync with the 
community’s vision: To make Burnet Avenue a unique urban place with an active and safe 
street life offering a range of new housing and retailing opportunities. The vision along 
with the community backed strategies was considered as a leading imperative in the 
planning process for the proposed development.  

An Untapped Market Place: 

The most important asset of this development that will ensure long-term success is its 
strategic central location. The site is surrounded by top tier facilities including, two 
thriving universities, expansive parks, a top 10 Zoo and most importantly, is a short walk 
from the nation's best children's hospital, Cincinnati Children's Hospital. An equally 
important feature of the site is that after the completion of the 71/MLK interchange the 
site will be less than 5 minutes from one the country's largest North/South 
thoroughfares. This viaduct will create convenient access to the Cincinnati tri-state area. 

 In 2014 almost 1.2mm patients walked through the doors of Cincinnati Children’s 
Hospital. 1.5mm visitors enjoyed a day at the Cincinnati Zoo. The hospital employs 
15,000 each year and the zoo 1,700. Over 40,000 students attend the University of 



Cincinnati and over 6,000 at Xavier University. A total number just shy of 50,000 and 
graduate level students of 14,000.  

Thus there is a huge prospect for retail development to attract a large portion of 
$60mm impact that zoo visitors bring into the Cincinnati market each year and to serve 
as a retreat and a getaway from a cramped hospital room for patients and employees 
alike. It will aim to tap into the buying power of the surrounding institutions through 
spending by institutional employees on meals, services and entertainment.  

 

 

 



Location Analysis: 

The site is centrally located in the neighborhood, at the intersection of Forest Avenue 
and Burnet Avenue. Both the avenues serve as collector roads to the neighborhood. 
Burnet Avenue carries in traffic from the Martin Luther King Drive on the South which is 
a major and Forest Avenue serves the traffic coming in from Reading Road which is 
another major arterial road. The upcoming interchange connecting Martin Luther King 
Jr. Boulevard to I-71 would also increase the level of accessibility significantly for the 
Uptown region. Hence, the hierarchical nature of the street network creates a perfect 
flow of traffic leading directly towards the site location. 

Moreover, public transit is extremely close to the site.  Route 46 (Avondale to 
Downtown) and Route 51 of Metro Bus pass through Burnet and Rockdale Avenues 
respectively, thus enveloping the site from North and South. Thus, with the ease of 
accessibility due to availability of public transport and location along two of the busiest 
streets leading into the neighborhood, the site has a potential to serve as a gateway into 
the community. It could act as a landmark attraction for outsiders to visit this less 
frequented community.  

The site is surrounded by diverse land uses such as institutions (Children’s hospital and 
Rockdale Academy), public parks (Cincinnati Zoo and playground on Rockdale), 
commercial spaces (Avondale Town Center and retail spaces along Burnet), each within 
a 10 min walking distance and a 5 min drive from the site, and also some multifamily 
residences and senior housing facilities in merged into blocks of the several single 
family homes. (Refer fig) The site is located somewhat at a transition point where the 
more active institutional/commercial character on the southern side turns into a calmer 
residential side of Avondale. The site itself is zoned RM-X and CN-M. The western side 
of the site is zoned RM-X with a strip of CN-M alongside Burnet Avenue. The eastern 
half is entirely zoned CN-M. This allows for pedestrian oriented development with street 
frontage and mix of residential and commercial uses as well as small scale public 
recreation spaces.  

Site analysis 

The site is composed of 4 parcels, two each on either side of Burnet Avenue. (Refer fig) 
While the topography on the west side of the avenue is flat, on the east side it is 
dynamic. The eastern part has an increasing slope from the Burnet Avenue side towards  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Land Use Zoning  

Avondale Land Use distribution: 



the corner of Forest Avenue and Harvey Avenue. Moreover, there is a cell tower situated 
in the middle of the eastern part. The 30x50 feet lease area for the cell tower is 
unavailable for development and also requires a vehicular access to service the tower. 
The buildings at present on the site are not a constraint as they are considered to be 
demolished.  

On-street parking is present on either side of Forest Avenue and Rockdale Avenue along 
the entire boundary of the site. These spaces coupled with proximity to public 
transportation create the scope of reducing the amount of parking spaces required for 
the development. There are two bus stops for Route 46 on Forest Avenue across the 
street, immediately next to the site. Similarly, the bus stops for Route 51 are present on 
Rockdale avenues, right across the street from the site. The immediate surroundings 
consist of single family houses on the west of Burnet Avenue, with a few 3-4 floors high 
buildings such as the Forest Square Senior Housing on the corner of Harvey and 
Rockdale Avenue and a mixed use building having small scale retail spaces on the first 
floor, called as ‘Burnet Place’, on Burnet Avenue. Therefore, the corridor along Burnet 
Avenue, due to the presence of mid-rise buildings, green pockets and institutions at the 
southern end, creates a suitable urban setting for a pedestrian environment. 

 

Project Vision:  

The overarching element of the envisioning process was to create something 
monumental that will serve as an architectural gateway for Avondale and will create a 
lasting impression on visitors. It shall create a strong sense of community amongst the 
residents and would fulfill the community’s desire to regain ownership of Burnet Avenue 
as a community-based Main Street. Ultimately, it shall be a signature pedestrian-friendly 
public space that is the heart of the community, comprising of variety of mixed uses. 

 

Development Plan:  

To meet these inter-related goals, the project proposes the following three components 
of the development playing distinct but cohesive roles: 

 
 



A. Burnet North (Plaza + Retail + Office) 
B. The Gardens at Burnet North (Market rate residential apartments) 
C. The Village at Burnet North (Affordable townhomes) 

 

A. Burnet North (Plaza + Retail + Office) 

A central plaza on the eastern part of the site cloaked by ground floor retail spaces and 
upper 3 floors of office spaces will breathe life into the development by creating an 
active mass of retail, cultural and entertainment activities. The platform is designed in a 
way that it will take advantage of the sloping topography of the site. It will be raised at a 
height that levels with the highest point on the site. This will create a void underneath 
the platform providing a large concealed space for parking. The retail spaces will be 
accessible from street level on the outer side and platform level on the inner side. A 
community gym is also proposed on the second floor.  

                                                         

               

Retail Space details: 

Avondale and Walnut Hills currently holds 110,000 SF of retail space. Our class A retail 
space will increase the market size by nearly 30%. Based on the over 2mm visitors to the 
area and current supply of professionals that work on Burnet, partnered with the 
increase of residents that the development will attract, the retail space will be highly 
visible and successful. Current vacancies in the market are less than 9%, which also 
suggest that this increase in space will be supported. According to the Colliers 
International’s most recent report the neighboring communities of Clifton and St. 
Bernard posted vacancies of 8% and 0.0% respectively.   



Some of the types of retail that would be most successful with the market information 
from ESRI that has been collected would be an electronics & appliance, hardware store, 
florist & gift shop, office supply and bookstore. The largest retail gap is present in the 
food industry. The market area truly lacks a reliable name in the food services and it is 
has been suggested that $5.3mm in restaurants sales leeks into neighboring 
communities each year.  

 

The best use of the retail would be to split it into 3 areas, east side of Burnet, south side 
of Forest Avenue and on the raised plaza. The development creates 30 curb-cut spots 
that will service businesses along Burnet Avenue. These parking spaces will allow 
customers to enter theses stores after a few short steps from their car or after stepping 
off the bus. These 6 stores will average just under 1800SF and would support customers 
who are traveling thru the market or pedestrians on foot. Rent for this space will 
average just under $15.40/SF and the ideal tenant would be a coffee shop, hardware 
store or florist shop. The second portion of retail service would be located on Forest 
Avenue. These 3 stores will average 3,400SF for $14.50/SF. Street Parking will be 
available on both sides of Forest Avenue that will support clothing and accessories 
stores. The last area would develop the retail space as a destination location. The plaza, 
or elevated retail space would serve 2 restaurants, at least one limited service, and 2 
smaller retailers. The ideal tenants for these restaurants are expected to be Eli’s Bar-B-
Que or Blaze Pizza. These tenants would serve as catalyst to promote the development 
as a destination and low transactions will support economically diverse, but active 
community.  



An important part of an active lifestyle in a vibrant community is ability to release some 
positive energy. Residents of the Burnet North community can expect discounted 
memberships to 10,700SF of gym space. The almost 11,000 SF will be reserved 
exclusively for a community gym. At this time, Childrens Hospital does not offer an 
onsite recreation facility and the gym at Burnet North would be discounted to all CCH 
employees. This partnership would encourage employees to get on site and familiarize 
themselves with retail shops on a regular schedule. In return for these generous 
discounted memberships the gym would receive discounted rent, just under $8.30/SF. 

Total average rent all retail/gym space would come to $12.56/SF just 25% above the 
current rate in Avondale, which is justified based on the location and proximity to theses 
medical facilities. Tenants will receive an allowance of $30/SF, $15/SF for the gym, to use 
as they build out their space.  

                                                         

 

Office Space Details: 

The vacancy rate for office space across the Cincinnati area has decreased each of the 
last 8 quarters and occupancy for office space along the I-71 corridor is quickly 
approaching rates above 90%. The development will have 3 floors of 11,000 SF of office 
space totaling to 32,400 SF. The office spaced is designed to work as an extension of the 
medical campus to south, on Burnet Avenue. The target tenants would include, but not 
be limited to dental care, urgent care, standard office tenants and physicians. These 
target tenants will range in office sizes of 2,700, 5,000, 8,500 SF respectively and would 
have the option to build out class A space at an allowance of $44/SF or B+ space at an 
allowance of $28/SF. The option is designed to decrease vacancy by attracting diverse 
tenants. 50% of each class A and B+ is used for projections to arrive at our total average 
of revenue of $17.63/SF. This number is slightly below averages for space with 
convenience to I-71.  

 



 

Hotel Space Details: 

Two hotels serve the Uptown area, with a third that will open soon. The Kingsgate 
Marriott is the closest and largest located just 5 minutes to south. This highly rated hotel 
services those who frequent the University of Cincinnati. These 198 rooms are located at 
the northeast corner of MKL and Vine. Just one block to the south 132 rooms occupy 
the Hampton Inn. Another 5 minutes to the South a Fairfield Inn is currently under 
construction, which will add an additional 115 rooms into the market. The hotel 
development is to be the northern most hotel in the Uptown area that would serve 
Children’s 1.2mm annual patients family members in addition to the over 1mm victors of 
the Zoo. The target hotel would be a limited-service budget hotel, that offers 110 rooms 
at lower rates than the others in the market. 

 

B. The Gardens at Burnet North (Market rate residential apartments) 

Market rate housing would be accommodated in a five floor apartment building with a 
common courtyard in the center on the corner of Forest and Harvey Avenue. It would be 
targeted towards the young and diverse population from the surrounding institutions 
and would also provide affordable options for the single parent families from the 
community. Its location away from the more active side on Burnet yet accessible from 
the plaza would make it appealing for the residents. 

                                                            

 

Market Rate Housing Details: 

The residential apartments are the largest portion of the Burnet North Development and 
are included in all 3 phases. The majority of the 290 units will be comprised of 2 layouts; 



these larger more spacious 1 & 2 bedroom apartments are priced to attract some of the 
15,000 professionals who are employed by Children's Hospital and UC Medical. In 
addition, the site will be marketed to house some the 14,000 graduate students at both 
the University of Cincinnati and Xavier who would be conveniently located just a short 
drive from their up-down classroom and downtown office.  

The current rate for one bedroom in Avondale apartments is just over $670/month. 1 
out every 4 apartments will be affordable to attract hardworking members of the 
community. Single parents make up over 50% of the marital status in the Avondale 
community and a single mother would be the ideal tenant for an $850/month 2 
bedroom apartment.  

 

C. The Village at Burnet North: 
                                       

 

 

 

 

The eastern part of the site would hold affordable townhomes targeted towards the 
older community members to promote home ownership. The Burnet Avenue would 
serve as a partition separating the active plaza on the east from the tranquil life in 
townhomes.   

 

 

 

 

 

 



 

The Village at Burnet North will establish 31 affordable townhomes that promote 
homeownership for current members of the community. These homes create a diverse 
residential community in the Burnet North development, but The Village will be 
separated by Burnet Avenue and away from the active retail portion of the development. 
The Village will include 31 homes with a variety of unit layouts to meet different needs. 
Starting at $169,000 the average price/SF the average price/SF is nearly $10 lower than 
the 3 townhomes that have been recently built and sold, just a short walk to the 
Southeast, on Northern Ave.  

 

 

  

 

 

 
 

 
 
 
 
 
 
 

Development Schedule: 
 
November 2015 Parcel B & D Purchased 
December 2015 Planning started 
December 2015 Pre Sale and marketing start 
January 2016 Demo & Construction started 
December 2016 Phase I completed 
January 2017 Phase 2 completed  
January 2018 Project completed 
January 2019 Sale of Hotel Parcel  
 

 
Development Team: 
 
Architect / Site Planning – GBBN Architects 
Sr. Lender and NMTC equity partner – PNC Bank, in partnership with Cincinnati 
Development Fund 
Legal – Keating Muething & Klekamp Real Estate Group 
Construction – Al Neyer, Inc 
Retail Leasing – Urban Fast Forward 
Residential leasing and management – Towne Properties 
Public private partnership, Cincinnati Children’s Hospital & Cincinnati Zoo 
 



 

 
 
 

The construction of the project will be 
phased, starting with the westerns 
parcels A & B. The two parcels will 
consist of 63 apartments located at 
the southwest corner of the Forest & 
Burnett intersection, and 31 
affordable townhomes will face 
Forest to the North, Rockdale to the 
South and split the interior space 
residential space. The development 
plan will start with 65 residential 
parking spaces that will add to the 
existing 116 on street spaces. The 
second phase is the largest, creating 
14 total retail spaces on Burnett and 
Forrest, 6 office spaces, 60 
apartments and over 400 structured 
parking spaces that will satisfying the 
needs of the entire Burnet North 
development. The third and final 
phase finishes 168 residential units 
located in the northeast corner of the 
site. The sale of the hotel parcel to 
the south will be to mid-market hotel 
when the development is stable. 

 



 
 
 

 

  

 
 
 
 
 
 

 

 

 

 

The total cost the project is 
estimated to be $68,966,612. 
70% portion of the funding will 
come from bank debt totaling, 
$38,698,612, $12,168,001 equity, 
$8,000,000 new market tax credit 
funding, $6,900,000 of bond 
funding, $2,200,000 in land 
contributions and $1,000,000 in 
TIF funding. 

Financing:                                          


