
Burnet Avenue 
Revitilization Development for Avondale 



Table of Contents 
I. Executive Summary    
II. Site Overview 
 a. Site Limitis 
 b. Community Sensitivities
III. Market Analysis 

IV. Design Concept
V. Development Plan 
 a. Development team 

VII. Development Schedule 

 

IX. Financial Plan 
 a. Financing Responsibility & 
    Ownership Structure 
 b. Total Estimated Project Cost 

Team 5: Brad Cousino, Jul ie Morgan, Emiel  Vercruysse, Nick Wessels



This project proposal explores the highest and best use for a mixed-use development project located in the Village of Avondale at the corner of 
Burnet Avenue and Forest Avenue in Cincinnati, Ohio. The site includes 4 large parcels on both Burnet and Forest, as well as several adjacent vacant 
parcels that in total make up 5.466 acres. 

Avondale is one of the city’s oldest neighborhoods and has seen a drastic change from its days as an affluent Cincinnati suburb. Our site is a prime 
example of this change, as you can see the historic homes surrounding it continue to deteriorate and the foundations around the site itself which were 
once home to businesses and residences. 

The goal of this project is to create a mixed-use urban development that can spur the revitalization of the entire neighborhood as time moves on. Up-
town Consortium is a non-profit corporation that has acquired the land on which this development, as well as future projects, will sit. After a thorough 
market and financial feasibility analysis of potential uses for the site, a mixed-use development that features 82 residential units with 102,173 square 
feet of office and retail space was found to be the option with the least risk and greatest overall return for the market and community  as a whole. The 
development will help to establish a gateway between the history of Avondale and the new constructions of Children’s hospital along Burnet.

The project will become a place where people come to work, live, and play on a daily basis. With sight lines all the way down Burnet Avenue, wide 
sidewalks and common areas, we will restore a sense of community in Avondale. With lots of first floor, street-front retail spaces we will create an 
atmosphere in which people can spend the day, stop in the rec center and community center on the site. Revitalizing this corner will not just help to 
revamp Burnet Avenue, but it will help to spawn a great comeback of the entire area.

Executive Summary 



Burnet Avenue is located in the historical Village of Avondale, part of Cincinnati’s Uptown District and was once a thriving urban “Main Street”. 

The district encompasses many diverse neighborhoods with rich histories, a world-renowned univeristy, cutting-edge health care and research insti-
tutions, lively neighborhood commercial areas, beautiful parks, the Cincinnati Zoo, and many other important sites all within walking distance of each 
other. This results in a unique “urban village” layout allows for a diversity of culture, age, ethnic back grounds, races, incomes, and family types to 
inhabitat the area to work, live, study, seek medical care, shop, and so on.  

The area also offers a unique opportunity to create a connection between  the residential areas and commercial regional resource areas. Data shows 
that over 11,000 people live with in a two-minute drive time of 

Burnet Avenue, 4,500 households, and more than 12,000 people work within the area. The population has declined, losing just under 100 people a 
year, creating a sense of absence in the community. Avondale has a high crime, almost 200% more than Cincinnati’s average, but that rate has slowly 
decreased as new development has begun. Traffic has increased with new office developments and is
Projected to increase as the new interstate 71-interchange is

complete, allowing Burnet to be a connection between Forest Ave and Martin Luther King Dr.  The once Main street is now 
characterized by vacant lots and abandoned and underutilized buildings all contributing to the feeling and perception of the unsafe, unattractive and 
isolated neighborhood.  

Site Overview.



Community Sensitivities.
Identifying the Community Needs  

The Avondale Community is made up of a mix of Employees, Residents, Tourists, and Clients. Each play an important role in the dynamics of the 
community, and the atmosphere of Burnet Avenue. To get a good “feel” of the project area we visited the site and it’s surroundings multiple times. 
Initially we conducted interviews with several different members of the community. These interviews helped uncover the visions and needs within 
the community.  There were many reoccurring themes such as creating a safe area for people to gather and learn and the need for more convenient 
food options. 

J&W BBQ.

“People from Children’s always come for breakfast, we have need for a bigger space, 
but have no where to go around here, I mean there used to be places but not any-
more. We would love to have our own place here.”

Gwen.
‘The Cincinnati Herald’ Employee.
“I don’t live in the area, I don’t feel safe here, there has been a shooting just a few 
weeks ago, that really scares me. I would love to live close by, but I need to feel safe. 
What I miss here in the area is a place to have lunch, I think most employees do, we 
just have subway over here, or we have to drive somewhere further. 

Ronald Mcdonald House employee. 

“The Ronald Mcdonald House at Burnet Avenue is constantly full, we have ground 
for an expansion, but the government doesn’t allow us to expand. So we are con-
stantly looking to rent rooms for our customers. 

Tri-Country Health Employee.

Since the shootings I’ve been really scared, I would love to live close by, but I wouldn’t 
feel safe. I think the community is missing an active place to go and get off the streets. 
I always pack my lunch, there’s not much food options within walking distance. 

Mrs. Holtzman.
Rockdale Acadamy Employees
I believe we need more families and people to invest in our community, but you 
need to create a reason for people to come, there is not much here now. I think this 
community needs a place to grow from. I would love to live in the area, it’s just not 
that easy with all the old homes. What I miss in the area, well there is only so much 
subway you can have, right?”

Ozie Davis
ACDC & community member
Burnet Avenue should be a very diverse, active and welcoming place to everyone in 
the neighborhood. It should become the new focal point of Avondale, a place where 
everything comes together. 

Aric Douglas.
Rockdale Acadamy Employees
I believe there is a need for after school programs. The majority of the programs in 
Rockdale are for the students, other kids don’t have a place to go. I mean, there is 
so many thing you can teach these young kids! teach them ping-pong, teach them 
painting, ... . The school is not full, there is place here for over 150 extra kids. 

Maryland E. Sorrells.
Senior Living Tenant
“We need more fun. I think the community needs a place for people and entertain-
ment that is inspiring for all generations. A space where young people can show of 
their talents, rather then hanging out in the streets. Safety is a big issue here, I feel 
safe because I live in a safe home. “



Once home to some of the city’s wealthiest citizens, The Village of Avondale began to lose a lot of its character and charm throughout the second 
half of the 20th century. The historic houses that line the streets of the village became very costly to maintain, causing many of the affluent home 
owners to leave in search of newer, modern, homes that were much cheaper to maintain over time. Once the movement out of village began, these 
historic residences continued to deteriorate, many of them being turned into multi-family dwellings. Although times have changed, the history of 
the village still remains.

Many of the residents of both North and South Avondale feel the obligation to revitalize the area, but know all too well how difficult of a task that 
is, with many failed attempts of doing so scattered throughout. With the population in the 1-mile radius surrounding our site continually decreasing, 
now estimated around 17,000, and the median household income within that same radius at $22,238, it is hard to attract people to spend the money 
to spur a revitalization movement. 

The population is made up of primarily African American residents, with over 70% of the population in the 1-mile radius being African American and 
20% being White, 4% Asian, and 1% Hispanic.

Although the demographics do not look very promising, we understood that they do not paint the entire picture. When you look deeper, you will 
discover that there are a lot of people who travel to Avondale on a daily basis for work. There are over 18,241 people who work within Avondale, 
with the largest employer in Cincinnati Children’s Hospital being right next to our site. There are also a lot of people who come to the area for a few 
hours a week while they go to church, with over 50 churches located within the Village of Avondale. We wanted to capitalize on those two facts by 
bringing those people who work in Avondale back to actually live in the community and give the church-goers a reason to stay in the village and 
really build that sense of community in Avondale. 

On top of all the people who work and go to church in Avondale, our site is also just steps away from the largest tourist attraction in the City of Cin-
cinnati and one of the best zoos in the nation. The Cincinnati Zoo sees 1.5 million people pass through its gates every single year, with our site being 
located exactly .8 miles away from the zoo.

Currently, there is no grocery or convenience stores nearby our site. With the closest being the Clifton Kroger, which is currently under construction. 
There are plans to bring a new one to the Avondale Town Center which is planned to be constructed in the coming years, yet that will still be several 
minutes away. 

Market Analysis 



Office

After analyzing the nearby market for office space, especially the newly constructed Herald 
building on Burnet Avenue, we decided that it was best to not create too much office space, as tenants would likely be hard to find. We decided that 
in order to entice businesses to lease space at the development, which is a must in order to really make a change in the community, we must rent it at 
a rather low price. We will market the office space as $14 per square foot, with the hope of eventually raising rents as the market returns to the area.

Retail

With a mixed-use development like this, we want to really create a community within the Avondale. The best way to do so, in an area like Avondale, 
where the crime rate is higher than anywhere else in the city, we want to create lively first floor retail spaces with high visibility that can be filled by 
tenants that would be open late with plenty of light along the street. Similar to the office space, we know that it will be difficult to find tenants for the 
retail spaces. We will market the retail spaces at $12 per square foot, with the hope of eventually raising rents as the market returns. Our early retail 
tenants will likely be affordable, service based industries, and simple restaurants rather than high-class dining. We hope that with our CVS anchor 
tenant, it will bring in plenty of surrounding retail tenants.

Rec Center/Community Center

Due to our vision of making the development one that the 
community rallies around it and it is able to plant its roots within the neighborhood, we wanted to create a place where everyone can gather, while 
the residents of the development can take care of their exercise needs. In order to make sure the rec center and community center can be affordable 
for all citizens, we needed to make their rent the lowest at the entire development. We will lease the rec 
center space out at $9 per square foot, with likely little to no 
increase in the foreseeable future.

Market Rate Housing

The property will consist of 71 market rate apartments and 11 market rate townhomes. The one bedroom apartments will range from 800-900 square 
feet and cost $880-$990 per month.  The two bedrooms will range from 1100-1500 and cost $1,210-$1,800 per month. The townhomes will all be 
1500 square foot, two bedroom units for $1,875 per month. Prices at the development will range from $1.10-$1.25 per square foot depending on 
the number of bedrooms, and the type of apartment or townhome. There a lot of comparable, new, mixed-use developments with prices at or above 
this price point. Currently in Cincinnati, rehabbed buildings will be priced at over $1 per square foot and as high as $2 per square foot.  We feel that 
Class A apartments in this area will have no problem receiving the rents we have set, as many of our prospective tenants will likely be employees from 
Children’s Hospital and nearby UC Health who currently live in areas such as O’ Bryonville, Hyde Park, and Oakley and pay rents at the same rate for a 
lesser quality apartment or much higher for the same Class A property. In order to market to our target market of a young professional, likely working 
nearby in the medical field, we will saturate the campuses of both Children’s and UC Health with brochures and leasing signs.



Acquiring an extra piece of land.
As we started out with the actual design, we were constantly slowed down by this feeling of designing on an Island, we had this active place of the 
hospital area, and then we had this empty lot, before arriving at our site. As we got further into the research we found out that UCI, the same owners 
as our plots, owns this land.
As we believe that we should start building the development from out the hospital area, or at least connect this in a way, we decided to incorporate 
this plot, (colored red in the aerial picture) into our development strategy. 
Even tho we know the land is owned by UCI, we included the purchase of the land into our financial proforma. 

The cell tower. 
Without any doubt the most striking element of the site is the cell tower. It sits in the middle of the biggest plot, and is connected to the road above 
ground as well as under it (cables,...). 
We wanted to approach the matter of this cell tower in a realistic way. After some research we found out the tower is rented on a long term lease 
contract, and the rent goes to the UCI. 
As we believe that breaking the contract, demolishing the tower, and rebuilding it elsewhere awould not be the best and most affordable thing to do 
,we decided to built around the tower. 
We strongly believe that we can turn this tower in to an asset rather then a burden, we want to see the tower as sort of a sculpture, something which 
can be created, modified and used by the community.  It can be a landmark for this new active place in Avondale. 
In our proforma we  yearly cut out a piece of the rent, to organize, events, competitions, gatherings, ... to make this tower, in association with the 
community, into something special. 



Design Concept. 

Burnet Avenue lends itself to becoming a gateway into the medical com-
munity and the connection between Forest Avenue and Martin Luther 
King Jr. The idea of the Avenue is to draw people into the space by  
allowing the buildings to be set back from the street gradually. This allows 
for the spacual awareness to feel more and more open as you walk further 
down the street.

Burnet Avenue has a unique opportunity to create a space for people to 
gather and entertain.  This space will draw people down Burnet Avenue 
and create a bigger presence in the area. It will become an attraction point 
of the community and draw people down Burnet Avenue which creates a 
safe and active neighborhood. 

Signature space. 

Burnet Avenue used to be an active, thriving Main Street. It still has the 
potential to be the Main Street Corridor it once was. Our design creates 
an Urban Main Street that recreates the neighborhood and “brings back 
Burnet Avenue.” As of today, Burnet Avenue is half vacant with overgrown 
vegatation. The need for an urban main street is high. It will get people off 
the streets and allow people to invest in the community through shopping, 
dinning and recreational uses. 
Burnet Avenue has a high potential to be a destination for people. That 
is what the community needs; a destination, an attraction. This is create a 
sense of safety and a sense of community.

Main street. 

Gateaway.



We were originally given 2 parcels and able to buy 2 more for a price. We decided that there need-
ed to be a connection from our lot at the north to the new developments of Children’s and the 
Business District. With this we created a mixed use building split between retail on the lower level 
and office above it. The Office building is set back from the street to allow for pedestrian friendly 
walkways and to allow for retailers to utilities the sidewalks with store front and outdoor seating. 
The building is designed so as you are walking to the north end of Burnet Avenue, the building 
becomes more set back from the street to up up to the fountain square and creates a connection 
between the two corners. This allows for an area for people to gather and hang out or through 
events. It creates a “signature space,” an area people want to come to.

Burnet Avenue has a series of spacial “rests” as pedestrians walk along the street created by 
public green space off the Avenue. These green spaces break up the hardscape of the buildings 
which allows for an organic or natural rest or pause. It creates a destination for people as the walk 
down the Avenue and breaks up the feeling of one long street. We felt this was an important fea-
ture of the street and should be utilized in the design so we carried the idea through the Avenue.  

The use of material was very important in the design of the buildings. This is a historic 
neighborhood with beautiful existing buildings. We wanted to emphasis on that aspect and 
continue the look of the neighborhood by using brick facades allowing them to have a modern 
twist. 

The Recreational center to the west side of the development allows for the connection between 
the members of the center and the Rockdale Acamdemy. This allows for more people to be on the 
street and create a bigger connection of Rockdale and Burnet and making it a safer place for the 
children and employees. 

Connection 

The Site Design we create is very unique with semi public and public outdoor space. This creates 
a great potential with unit design layout. We decided to follow the model of Le Corbusier’s unité 
d’habitation creating a double height space the looks over the street activity while also having 
bedrooms that face out to the semi-public green space. This allows for more dynamic apartment 
layout, that gives an extra feature for potential leasers. 

Unit Design



Groundfloor.

First floor: public space, retail, CVS (1), gym/community space (2), parking spaces, town homes. 

1

2

Floor 1.

Second floor:  extra gym space, apartments, shared residential outdoor space (1), office space (2)

2

1

Floor 2.

Third floor: apartments, shared residential outdoor space (1), office space (2)

Floor 3.

Second floor:  apartments.

2

1



Development Plan
Development Team

Development Schedule

Architect / Site Planning - GBBN Architects
Lender - PNC Bank
Legal - RKPT Law Firm
Construction / Development Team - Terrex Development and Construction
Commercial Leasing - CBRE
Residential Leasing - Towne Properties 

When researching what development plan would work best 
we found that the highest and best use for the property 
provided was a mixed use development plan consisting of 
office, retail, and residential units. We plan to develop the 
entire project in one phase and will assume 18 months of 
construction. The current market was able to justify all uses 
other than retail. Due to this market flaw we decided to 
wait until year 3 before we began lease up in our model on 
retail space. We have made the assumption that after the 
development is complete we will be bringing the market 
back into the area under question. With close to 15k em-
ployees less than 3 blocks away we know the retail market 
can flourish once the market returns to the area. Overall, 
our project will consist of 71 market rate apartments rang-
ing from 800-1500 sf, 11 town homes, and 100,000 sf of 
commercial space. Our commercial space will have multi-
ple components, that being; office, retail, and recreational. 
In closing, our project will sum to 190,473 sf of mixed use 
needs. We have assumed $28,757,150 for our total devel-
opment budget and plan to complete the project by May 
1, 2017.



Financial Plan

Pro Forma 




