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l. Introduction & Summary

Aggieville Community Vision

The Aggieville Community Vision is an
initiative capturing a community -wide vision
for future development and improvements in
the Aggieville Area. It is a policy document
looking at a multitude of issues affecting
change in the district and will act as a guide
to steer improvements and development
opportunities in Aggieville for the
foreseeable future. It is an update of the
2005 Aggieville 8 Campus EdgeDistrict Plan
and a supplemental document to the 2015
Manhattan Urban Area Comprehensive Plan.

Vision Statement
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OAggieville 1is

historic, pedestrianorientated urban

district that offers diverse shopping,

dining, entertainment, and residential
opportunities to students, visitors and the

broader commun
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Planning Area

The planning area for the Aggieville
Community Vision is approximately 4.4 acres
or roughly 10 blocks in area. The planning
area is generally bound by the alley between
Bluemont Avenue and Vattier Street on the
north, North 11th Street on the east,
Fremont Street on the south, North 14th
Street to the west, and Anderson Avenue on
the northwe st (Figure 1.1). This boundary
derives from the Future Land Use Ma of the
Manhattan Urban Area Comprehensive Plan,
identifying the Central Core District in the
Aggieville Area, though the adjoining
residential areas along the north side of
Fremont Street are included to address the
transition to and from City Park.
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Figure 1.1: Aggieville Community Vision Sub -Area Map and Planning Area (2016 Aerial)




Sub-Areas

The planning area for the Aggieville Community
Vision can be divided into three distinct sub-
areas (Gee againFigure 1.1):

The Historic Core generally consists of
properties on Moro Street or located between
the alleys just north and south of Moro Street
as well as frontage on the 700 block of N.
Manhattan Avenue. The vision for this sub-area
is the preservation of the unique urban fabric at
the same building scale and massing as has
existed historically, with continued emphasis on
buildings fronting the sidewalk and small -scale
mixed-use urban development (Figure 0.3)

Figure 1.2: Future model of Historic Core at
12th and Moro looking southeast.

The Bluemont/Anderson Corridor  consists of
properties on Bluemont and Anderson Avenue
between North 11th and North 14th Street. The
vision for this sub-area is a mixed-use
commercial corridor with a limited range of
neighborhood commercial uses and high-
density residential on the north side of
Bluemont Avenue up to the alley between
Bluemont Avenue and Vattier Street with
increased height and massing on both sides of
the corridor up to five st ories (Figure 0.2). This
plan promotes dense, urban development along
this corridor while discouraging highway
commercial and strip-style development.

Figure 1.3: Future model of
Bluemont/Anderson Corridor from N.
Manhattan and Bluemont looking east.

The Laramie Corridor generally consists of
properties on Laramie and West Laramie Streets
and properties north of the alleys between
Fremont and West Laramie Street. The vision for
this sub-area is an increase in building mass
and height, namely the redevelopment of strip -
commercial uses and city-owned parking lots
into pedestrian-oriented, urban character
projects that front on sidewalks.Parking
garages areenvisioned as a part of public and
private redevelopment in this area. Residential
use is emphasized more in a mixeduse setting
(Figure 0.4)

Figure 1.4: Future model of W. Laramie with
Garage looking northwest



w@lﬂm‘im

Bluemont Ave

[}
>
<
=
©
®
IE.B'.
i
=
' ®©
(F=
=

N. 14th St.
N. 11th St.

W. Laramle St

..
H gig /' i ]

Fremgnt St.

Figure 1.5: Aerial view of Aggieville Community Vision mode/




It is understood that the boundaries between
the sub-areas are not firm and that some
activities and characteristics overlap and
support adjoining sub -areas.The sub-area plans
present issues and recommendations that are
directly related, and in most instances, unique
to those sub-areas. Overall, this plan promotes
a pattern of development that is very urban in
nature; that seeks to preserve the historic core
of Aggieville, while promoting the
redevelopment of properties surrounding the
historic core by allowing building h eights
greater than in the historic core that are built to
the sidewalk and places parking behind
buildings. Streetscapeand transportation
improvements are envisioned throughout.

Trends Influencing an Update

In 2005, the Aggieville - Campus Edge Plan
established many development principles for
the Aggieville district. One of the most
significant recommendations of the plan is the
development of a high -density residential
Campus-Edge neighborhood north of
Aggieville. This will largely be fulfilled with
implementation of the Urban Core Residential
(UCR) District 6ee Appendix Band therefore will
not be the focus of this plan. Another significant
recommendation was the redevelopment of
highway-oriented development along the
Bluemont Corridor. Generally, the plan called for
pedestrian-oriented development, with
increased height and density and the placement
of buildings up to the street with parking at the
rear. Many of these principles are still valid.
However, dnce the adoption of this plan, many
forces, including a changing economic
environment and district conditions have
affected the a r e dede®pment potential and

highlighted the need to revisit the plan and
develop a stronger, more detailed action plan.

Related Planning Initiatives

» Manhattan Urban Area Comprehensive Plan
» Manhattan Area Transportation Strategy

»  City Park Master Plan

» Five-Year Strategic Bicycle Plan

» Kansas State University Master Plan Update
» Manhattan Christian College Strategic Plan

Influential Zoning Activity

» East City Park Downzone
» M-FROR-3 Expansion
» Urban Core Residential District

Supplemental Studies

» Aggieville Parking Study

»  Downtown/Aggieville Parking Garage Feasibility
Study

» FHMPO Multimodal Integration Plan

» Visions in the Ville

» Downtown Watershed Study

Major Developments

» Bluemont Corridor Redevelopment
» M-FRO Redevelopment
» Ongoing KSU and MCC Development

State of the Ville

The o0State of the Vill
background information supplementing this
document. It establishes the current conditions
and trends from recent years on a range of
factors shaping Aggieville today. The report
createsa dialogue of the issuesand challenges
within the district while helping to identify
opportu nities throughout the planning process
based on analysis of observed data,
informational mapping, and analyzed
community input. This plan is a response to the
findings in the State of the Ville report, which
should be referenced for more detailed
informati on about the state of the district.



ll. Plan Purposeand Goals

Purpose

»

»

»

»

»

»

Establish short-term and long -range goals and objectives for the targeted redevelopment and
preservation of the Aggieville area into a walkable, high-quality mixed-use, commercial, and
residential neighborhood with unique character.

Provide a land use framework and establish implementation strategies, which will help to direct the
Aggieville District towards the vision of a
urban fabric where people live, work, receive an education, and recreate.

Provide an urban design framework defining the design and site -layout relationships between
private development and the public realm of the street scape.

Evaluate the opportunities and implicati ons of redeveloping the Aggieville area into a pedestrian-
oriented shopping area which appeals to both the adjacent neighborhoods as well as the broader
community and is unified in streetscape and urban design.

Define the nature of the sub-areas identified in the plan and better define edges of the Aggieville
Business Districtin terms of land use, redevelopment potential, and urban design.

Provide guidance on improving safety, coordination and accommodation between pedestrians,
cyclists, transit, automobile traffic circulation, delivery, parking and access control.
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Goals

» Land Use: Create a mixture of land uses, which includes housing offices, and pedestrian-oriented
commercial services retail, restaurants,event space entertainment, green space, andparking
facilities.

» Economy: Create an economically viable commercial district by making appropriate civic
improvements and encouraging a mixture of uses that satisfy the needs of the landowners, the
surrounding neighborhoods, visitors, and the broader community.

» Housing: Increase tousing on the periphery of Aggieville and increase housing diversity to
encourage affordability.

» Community Participation: Create opportunities for residents to participate and be involved in
community events.

» Public Space: Create opportunities for intera ction and informal gathering through the provision of
public spaces and activity nodes.

» Ultilities: Improve utility services through coordination with redevelopment and civic improvements.
» lIdentity: Enhance the district6s ddemitya aonfquegdmanandyicam d ma i
while changing perceptions to increase the sense of investment from the broader community.

» City Park: Strengthen the perceptual connection and enhance the physical transition between City
Park and the Aggieville District.

» Triangle Park: Improve Triangle Park, incorporating enhanced amenities and features consistent
with the districtds streetscape as well as facild:@

» Historic Preservation: Preserve the historic fabric, histort design characteristics, and iconic
buildings within the Aggieville area.

» Business: Promote employment and support local business within the Aggieville area to reduce
business turnover.

» Walkability: Provide active pedestrian-oriented uses on the ground floors of mixed-use projects,
generous sidewalks, reoriented on-street parking, enhanced and unified streetscapes,landscaping,
street trees, and other pedestrian amenities. Design building s characterized by pedestrian scale and
complementary architectural detail. Improve pedestrian crossingswithin and into the district.

10
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»

»

»

»

»

»

»

»

Parking : Address automobile parking needs andissues through updated policy, enforcement,
efficient land use policy, public and private parking garages, and multi-modal infrastructure and
integration while relieving parking impacts on surrounding areas.

Transportation: Increase walking, cycling, and use of publictransit as a means of transportation to
and from Aggieville through respective facility and infrastructure implementation while minimizing
conflict with automobile traffic through the district .

Art and Culture: Capitalize on historic and cultural significance of the district and its proximity to
KSUart and cultural activities.

Safety: Improve safety and security of the district and surrounding areas through design, improved
enforcement capabilities, and increased positive perception.

Gateways: Establish defined entrances and landmark gateways to Aggieville with a uniquely
recognizable sense of place and a special aesthetideeling, characterized by taller buildings built to
the sidewalk, an enhanced public realm, and landmarks.

Management: Mai ntain the districtds ec on-bemgthrougtetmev i r on

business associati onds c ogrbusinegsy gadicipatagiratiiegublen t ;
decision-making process, facilitating community events, and maintaining a clean and beautiful
district.

Redevelopment: Create a pedestrianoriented, mixed-use corridor along Laramie Street, Anderson
Avenue and Bluemont Avenue, with increased massing,buildings up to 5 stories tall, structured
parking, and human-scale architectural detail that is built to the sidewalk and supports the functi on
of the district as a whole.

Zoning: Expand Aggieville in conformance with the Comprehensive Plan through rezoning . Amend
the C-3 district regulations and make other adjustments to zoning throughout the area in

conformance with Aggieville Community Vision.

Desirability: Increase desirabilityto live near Aggieville, spurring investment in surrounding
neighborhoods, while also serving as anassetto the function and appeal of KSU and MCC

11
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lll. General Opportunites

This section provides a general overview of the opportunities presented by the Aggieville Community

Vision Plan Area, followed by a more detailed discussion of issues and recommendations particular to

the three identified sub -areas.

Design Review

This plan proposes the development of specific
zoning tools, which establish site and building
design standards and a review processfor infill
residential and commercial development.

The streetscape is an important element of the
public realm; it is public open space and the
way the public experiences and perceives the
city and the neighborhood. The definition and
enclosure of this space by buildings isone of
the elements contributing to the comfort and
interest of the experience of walking, biking,
and driving down streets in the area.

The character of these buildings, their
transparency and architectural detail are factors
that make this experience more interesting and
pleasant. The streetscape, landscape and design
elements within the street space also help

define the character of the public realm, and
consist of sidewalks, paving, street furniture,
lighting , commercial signs, wayfinding,
landscaping, street trees, bike racks and other
and other pedestrian amenities.

The intent of the Aggieville Community Vision

P | anmeddramendations is to promote safe
pedestrian activity and a pleasant, walkable and
bikable environment; and design guidelines that
addresshuman-scale detail of facade design,
spatial definition and the relationship between

12

private buildings and an enhanced public street
space.
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Figure 3.1: Future model of Aggieville looking
at N. Manhattan Ave. and Moro St.

Circulation & Environment

Though improvements have been made along
Bluemont Avenue with the incorporation of a
raised median and enhanced pedestrian
crossings at North 11™ Street, North 12" Street,
and North Manhattan Avenue, sidewalks are still
discontinuous and interrupted by frequent curb
cuts on the south side of Bluemont Avenue.
Easbwest connectivity acrossNorth 14" Street
should also be improved where vehicular traffic
speeds are high, and street widths, low visibility,
and lack of crossing facilities make crossing on
foot or by bicycle uncomfortable, inconvenient,
and dangerous.

Opportunity for im provement also exists within
the district where intersections that pose
conflict points between high volumes of
pedestrians and automobiles are lacking basic



crossing infrastructure, accessibility features,
and traffic calming measures.

Many of the commer cial buildings along the
south side of Bluemont Avenue and north side
of Laramie Street are arranged in a highwayor
strip commercial pattern with large setbacks
and parking lots located between the building
and the street. These buildings lack visual
asscciation with the Historic Core, presenting a
different urban environment that does not
relate with the pedestrian activity along the
sidewalk and are therefore uninviting to
pedestrians and discouraging use of the
sidewalks along these streets.In the case of
Bluemont Avenue, ddewalks are also placed
very close to the streets carrying high volumes
of traffic at relatively quick speeds with little
buffer between them and little to no amenities.
Although the north side of Bluemont Avenue
shares similar qualties, the section of sidewalk
along the Bluemont Hotel provides some
interest and sense of place to pedestrians;
however still lacks separation from the street
and desirable pedestrian amenities such as
landscaping. The north side of Anderson
Avenue between North Manhattan Avenue and
14th Street also lacks a sidewalk.

Aggieville acts as a destination for cyclists as
well as a major thoroughfare with bike lanes
and bike routes serving it. However, current
facilities are not optimal for encouraging their
use. Specifically the contra-flow lane on North
Manhattan is underutilized as cyclists continue
to bike illegally in the street. As well, existing
bike racks are not well spread out and are not
user-friendly.

Aggieville currently lacks afixed-route transit
stop in the center of the district, largely due to

its inability to accommodate a safe and
functional facility.

Urban Form

With the presence of open land in surface
parking lots and under-utilized properties, there
is great potential for redevelopment and
improvement to create a district with a stronger
sense of place within anurban, pedestrian-
oriented environment. At the same time, there
are several buildings of varying age and
architectural style that are strong assets of the
streetscape along North Manhattan Avenue and
along Moro Street in Aggieville. These buildings
contribute to the unique character of this area
and should be cherished and preserved.
Together these physical characteistics provide
great opportunities to create a cohesiveidentity
and a unique character within the larger urban
context.

Triangle Park marks the transition between the
Historic Core of Aggieville and Kansas State
University. It also serves as the largest geen
space and gathering space in the Aggieville
area. However it is not centrally located and
lacks amenities that invite users and activate the
space. The park also lacks identity which could
contribute to the strength of the space as a
landmark and gateway to Aggieville.

The aging streetscape designthroughout the
Aggieville Area, including the existing light
poles, trashcans, benches, and patterned
sidewalk paving was installed in 1989 and is
now falling into disrepair. Revisiting the street
circulation and on-street parking orientation
provides a timely opportunity to expand
pedestrian areas and upgrade these design
elements.

13




Sub-Area Opportunities the Laramie and Bluemont/Anderson Corridors

seeks to preserve the historic core, while places parking behind buildings.

promoting the redevelopment of properties in

Figure 3.2: Future Model of Aggieville, Birds -Eye View looking Northeast.
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