“To begin with words and
end up with images was a gift.”

Virtual advocate design at Durham, North Carolina

Charleston “Dong-Jae” Yi & Yanhua Lu
ydongja@ncsu.edu & ylu49@ncsu.edu
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Walltown park, looking Northgate. Northgate site pre-construction, 1959.

¥

Daylighted creek in Walltown Park.




2018; Private developer bought the site.
2020; Redevelopment started.

Good News? or Bad News?
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POVERTY RATES | 15% or less 15-30% [ 30-45% M 45% and over
POVERTY IN , M

THE BULL CITY

The map on the right shows
the poverty rate by census
tract, using data from the 2015
American Community Survey's
five-year estimates. (One note:
the area around Duke University
shows high poverty because its
residents are largely students
with low or no incomes.)
Below is the 1937 redlining
map from the Home Owners’
Loan Corporation, showing

in red the African-American
neighborhoods where banks
refused to lend money. Some
redlined neighborhoods still
struggle with high poverty and
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Walltown: Residential
Property Value Change
2017-2019

[ Walltown Census blockgroups

Residential property value change
(2017-2019)

1 -1001t0 0%
B 0to+33%
B +331066%
B + 6610 100%
I + 100 to 300%
B + 300 to 896%

Source: Durham County Tax Administration
(2019); DataWorks NC.
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Median Household Income

2010 201 2012 2013 2014 2015 2016 2017
Year

2018 2019

Median Sale Prices of
Single-Family Homes in
Walltown

== Black
== \White

2000: $50,000
2010: $114,000
2019: $261,500
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COMMUNITY IMPACT COMMUNITY
RECOMMENDATIONS

Affordable Housing

11.8% Locally Owned Businesses

52.8%

Food & Beverage
16.7%

Neighborhood Improvement Projects Grocery Store
16:2% 22.7%



Establish a significant portion (at least 30%) of AFFORDABLE HOUSING UNITS in the
property’s housing plan providing first right of purchase and rental to low-income Walltown
residents.

Create space for AFFORDABLE RETAIL, including a cooperative grocery store (opportunity for
community ownership), so that residents can have nearby access to healthy food and other
items needed for work, school, and home.

Design and enhance the built environment with consideration for PEDESTRIAN SAFETY,
ENVIRONMENTAL SUSTAINABILITY, and ACCESSIBILITY for seniors, families with children,
people with disabilities, and people of diverse socioeconomic backgrounds.

Foster COMMUNITY GATHERING and CULTURAL ENRICHMENT spaces, such as, the
Durham Arts Council clay studio, a satellite library branch, and an interactive Walltown history
exhibit.

Develop a section of the property as a TRANSPORTATION HUB for uses and bike riders,
including a Park-and-Ride serving nearby universities, hospitals, and downtown Durham.

Provide space fora COMMUNITY ADVOCACY RESOURCE CENTER, which can serve as a hub
for neighborhood residents about city and county services, access to homeownership and
renters’ rights, and other information based on the interests and needs of the community.



image source: https://www.usda.gov/coronavirus
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“[Design game] is an approach to

problem solving that engages a real life
situation compressed in time so that the
essential characteristics of the problem

are open to examination.”
Henry Sanoft, 1978
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Engagement Event Preparation

1.
2.

Identifying goals and formulation of focus group.

Meeting with a focus group including community
representatives to affirm/revise goals.

Developing workshop process/protocol and
interactive tools.

Training participants via mini-webinar.

Conducting walk through on the site including focus
group members.

Assigning Design Games to the participants.
Game #1: What are your top priorities?
Game #2: Where are your top priorities?
Game #3: Where should " go?

Having live-sketch and discussion sessions

Analysis of data and interpretation of combined
results of participants inputs.

Charrette Day 1

1. Introducing results of Game #1, 2.

2.  Presentations by each participant introducing
composite plan. Focus group discussions.

3. Introducing areas of commonality and differences
in site plans.

Charrette Day 2

1. Presentations by resource members
(representatives from the city etc.).

2. Identification of top 3 priorities by focus group
members. Creation of spatial visuals by the design
team.

3.  Opendiscussions and reflections.
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Game #1 WHAT ARE YOUR TOP PRIORITIES?
INSTRUCTIONS:
Click and Move each circle into the appropriate zone.

click! move! place!

¥ =[]
- 9000000
KEY

N

N

ESSENTIAL

PREFERRED

r

OPTIONAL




Game #1 Community Inputs

e

- )

ESSENTIAL

A

9.0 @

OPTIONAL

Top Priorities for Participants

Number of Participants: 10

Affordable Housing
Affordable Retail

Affordable Grocery

Community Gathering & Community Spaces

Transportation Hub & Park-and-Ride

L [
Environmental Sustainability | —

o s

[

Pedestrian Safety & Accessibility

M Essential ™ Preferred m Optional

12



Game #2 WHERE ARE YOUR TOP PRIORITIES?
INSTRUCTIONS:
Click and Move each circle to a place on the map.

click! move! place on the map!

Google Slides
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Game #3

Google Slides

Size of: 100*100 ft ~ 200*100 ft 200*200 ft :

1

emn mm J
Safe Green Transportation Hub
Streets. Streets and Park-and-Ride

WHERE SHOULD HOUSING GO?
INSTRUCTIONS:
Click and Move shapes to a place on the map.

click! move! place on the map!
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Google Slides

zoom



https://docs.google.com/file/d/1t1fHbd9YQAZSO2PQ7dB8U2JTsTcPdDF_/preview

200Mm

<SCALE NOTE>
10ft = 5px = 25pt

streets for people = 20ft = 10px = 5pt

stroets for car = 401t = 20px = 10pt

100*100 = 10,000 sqit = 10~20 du = around 0.22 acre

] For vegelations, 1) create layer under
the vegetation group, 2) use eyedrop on the
left green box, 3) use brush, size of 50px.
B Erects e embedded on the group

e P 1001 for drawing streets.

1) select the icon at left, 2) then use the pen
W Style would be automaically appiied
Copy and Drop the icon at bottom. (size of 100*100)
Hold *Alt-key" and Drag willlet you copy the shape.

Stroke and Shadow effects are embedded on the group,

50 don't need to merge the shape

coC @ @

M 2M 3w retal  community green

housing space  space
Park-and-Ride (Transportation Hub)
T Drag and Drop the icon at left

Size of 400*400 ft (parking deck size)

O  wam NMNC References

Game #2 Synthesis
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Green System for #3

Alternative #3
Street System for #1,2
Alternative #2

Alternative #1
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NMNC Alternative #1 NMNC Alternative #2

Description Description

- o explicit spatial srategy for h - Creates a ot of housing but with no explick spatial strategy for how
to accomplsh 30% affordable ot Walltown A

to accompish affordabe housing.

) | == -

- Extends sgifcan reen spacefcaridor o he contr ofh sk . = N\ |0 10l s - Vegetaton unctons a green asruture ystem

sirong, { - slirbe .

) N\ \ | | - e v ceek s curentyuncrgroon s mace o sgncan

toWaltoun, and o create a public amenify. N | d oreen space. I creek s cayightad, “Randy's Pizza buiing” may
- Anchors the green with twa large oreen spaces: one on Guess. AR

N Road and one i the center of the site "\

gy A \\\\ K| D e nus iented s T80 on pan
\\\\Q\{\&§\\\\\§\\§\ - Provides each housing cluster with 2 nearby green amerity. N\ /. - e

S \ - Establishes a walking path north-scuth n the locaton of the creek
- Reuses the Sears Buling fr st space, Durham Tech satelte

N
SN e loop v fotne v eate caswestiugh ne sie
Campe. and adtiona es,

South andl east. A tall undler -85 s contemplated, or possibly &
pedestrianibike overpass.

- Reuses the Sears buiding for grocery store with offce above.

- Gals for & community space on Gusss Road,

Gregson. of

Club snd Guess.

- Creates a perimeter walking ral

(Edgewi«‘er >
| st ‘\§\§<§m .&o 4
A

TR )
« \\\ JA ;
o DR - | ey

N
3 Housing Transporiation hub N % Housing Transporiation hub
= @ § @
g [ Retail e Walking trils N [ Retl o Walking trals
= T conmunty space Ofice O T conmunty space Ofice

T Community park O Hctel

Vegetation

T s

(Housing wi ground foor reail}

[ Community park O Hotel
Vegstation To be determined
orograms
[ Mixed-use
(Housing

Tobe determined
orograms

ground foor retai)

Description Description

- The parcelinthe nowest corner (with "Randy’s Pizza buiding’y
is sckd to en affordeble housing developer. Then tis redeveloped

“This is the Northwood Raven (NR} proposal for Northgate Mall,
presented at a publc mesting on September 16, 2020. t s an

with sffordable housing aver ground-faor aficrdable retail and!
community space.

. en space north-
a5 amenity for retal over housing.

- in keeping ith Z
street grid, with green commons al street intersecticns, distributing
green space along a north-souih cast-west axes

streets and around green spaces.

o
Auto.

- Provides transit hubs: one insice the site off Gregson, one at the
comer of Club and Guess.

- Hes 3 waling i
Key
Housing (D) Transportaton hub
[ Retal e Walking tralls
I cormunity space Office
I Commurity park 00 Hotel
Vegetation Tobe determined

orograms

] Mixed-use
g

‘ground foor retail}

approximation,recran o1t can be compared to the VNG

tisin
two phases. Phase One proposes 4-story mixed-use buildings
(around-floor retai with housing sbove) around a ceniral “Commurity

onthe ste. The one-story retei builing located at the notthwest

edge of the property ths "Randy’s Pizza bullding’) is kept and

“re-skinned, and the Bank of America buiding slays. Both parking
InPh , taler

would be buit close to 185 and Gregsaon, ikely office and hotel

Positve things about the NR propasal
L some of which

2 Itcontemplates a grocery store.

3. There s a signifcant amount of housing.

4 There s green space.

proposal
1. Open space labeled Cammunity Parkis solsted from the
neighborhoods. AS s, I communieates private,not communty. It needs t>
extendta Guess Road wih sae pedsstrian orossing Io Walkoun Park.

2. The expectaion i that all housing wil be market ate . o affordable.
housing n Phase One.

Phase
the densiy wil be lowfor a site ths size.
4. Offce and hote da not serve community needs per e

Key

Housing @ Transportation hub
[ Real s Walking tras
I cormunity space Office

- Community park - Hotel
Vegetation Tobe determined

programs
[ Mixed-use
(Housing wi g

foor retail]



-

. Affordable housing is highest priority

2. Community open space extends from Northgate
to Walltown Neighborhood and Park

3. Safe pedestrian and bike connections made
to/from neighborhoods across busy streets

4. Walking trail from neighborhoods around
periphery of Northgate site

S. Safe, direct interior street pattern with street
parking for retail and community space

6. Affordable retail accessible to neighborhoods

7. Dedicated community space for job training,
history, arts, etc.

8. Small green buffers

o

. Safe and attractive transit stops with weather
protection

.ol @@{é-] I

>

\f e 10. Future green connection to Ellerbe Creek




“To begin with words and end up with images was a gift.
It makes you start to think in a different way...to think
about different outcomes and opportunities. To be able to
understand what developer is thinking. We have new
things to think about -- connecting to the park, and the
environmental. It has renewed our energy which we need
after going at this for almost 2 years.”

Brandon Williams, Lead NMNC organizer
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Community Outreach

WHAT RESIDENTS TO SEE...
said “ 7

48% said “affordable retail”

35% said “safe walking/transportation”

34% said “access to healthcare”

WHAT RESIDENTS DON’T WANT TO SEE...

71% said “luxury/expensive housing”
59% said “luxury/expensive retail”
49% said “liquor retail”

45% said “tobacco retail”

6 1 2 “The most common recommen dation

captured from the survey that was not a

pre-populated choice.

COMPLETED SURVEYS

What is your First Choice for the redevelopment?
Office Space

Performance Spaces 2.3%
4.2%

Entertainment

Residential Housing 33.3%

15.2%

Food & Beverage
16.7%

Grocery Store
22.7%



Charrette (n =10

Top Priorities for Participants

Number of Participants: 10

Affordable Housing
Affordable Retail

Affordable Grocery

Community Gathering & Community Spaces

IO R——
[ i
I = —
Environmental Sustainability |G
NG 3 1
Transportation Hub & Park-and-Ride (AN s——
e e

Pedestrian Safety & Accessibility

mEssential mPreferred m Optional

Top Priorities

——G]o)

fo—
v

s wong

[

Example of a composite plan

NMNC Alternative #1

Description

reates ot cf hausing bt it o explict spts srategy fo how
10 accamplis 30% afrcabl a Waltown AL

Extends sinifcan reen spaceicrider fom th centr of e e

o Waltown, andio crese a pubic amenty.

- Anchorsthe green with two arge gen spaces: ne on Guess
Road and one i th centr of he ste

- Povides each housing cuser wiha ety gen amenty.
Reuses the Sears Bulding for it space, Dutham Tech saelle
campus, and adticnal uses

- Calisfor a commanty space on Guess Roac

- Provdes twotranst stops: ne o Gregson, ne  the carer of
b and Guess,

~ Crestes 2 permeter valking sl

Key
Housg @) Tonprionns
[0 et o Walkig s
T cormiy spece ofice
B oot [ o
Vegetaton (2] Tobe detemines
programs
I voetse

Example of a Design Alternative



Online Survey (n = 386)

To understand participants’ needs, concerns, and desires towards

e Walltown community
e Three design alternatives
e Redevelopment proposal from the developer



Design Alternatives -

Ratio of participants think the
effectiveness of Alternative 1 (n = 386)

20%

3%
21%

4

56%

M Not Effective M Somewhat Effective M Effective W Very Effective

Effectiveness

Ratio of participants think the
effectiveness of Alternative 2 (n = 386)

9%

16%

35%

40%

B Not Effective M Somewhat Effective  MEffective M Very Effective

Ratio of participants think the
effectiveness of Alternative 3 (n = 386)

6%

25%

42%

M Not Effective  BMISomewhat Effective M Effective W Very Effective



Design Alternatives - Most Exciting/Least Exciting

Number of Participants think the following feature Number of Participants think the following feature Number of Participants think the following feature
as most exciting/least exciting in Alternative 1 (n = 386) as most exciting/least exciting in Alternative 2 (n = 386) as most exciting/least exciting in Alternative 3 (n = 386)
Walking Trails = 20 " I .
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Design Alternatives - Most Exciting/Least Exciting

Number of Participants think the following feature Number of Participants think the following feature Number of Participants think the following feature
as most exciting/least exciting in Alternative 1 (n = 386) as most exciting/least exciting in Alternative 2 (n = 386) as most exciting/least exciting in Alternative 3 (n = 386)
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Design Alternatives - Most Exciting/Least Exciting

Number of Participants think the following feature Number of Participants think the following feature
as most exciting in each alternative (n = 386) as least exciting in each alternative (n = 386)
350 200
180 176
300 288
160
250 240 140
200 103 197 20 11 112
177 104
164 166 I 160 100
157 87
150 140 146 140 81
131 133 80 74 71 70
112
o8 no 103 108 108 .
100 60 54
81
40 39 41
56 40 33
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50 23 5 n
I I ) ) I I 17I III III III
D | Q |
Housing Retail C ity Space  Ci ity Park i Mixed-Use Transportation ~ Walking Trails Housing Retail Community Space  Community Park Vegetation Mixed-Use Transportation Walking Trails
Hub

Hub

W Alternative 1 W Alternative 2 M Alternative 3 W Alternative 1 W Alternative 2 m Alternative 3



Design Alternatives - Takeaways

COMMUNITY SPACE

Alternative #1

1. Communities want open space connecting
Neighborhoods.

2. Communities need specific strategy to
develop affordable-housing.

3. Communities have two different perspectives
on housing layout.

need community space

COMMUNITY SPACE

Alternative #2

1. Communities dislike housing along the
highway.

2. Communities want transportation hub and
community space.

3. Communities like over/under path along the
creek.

COMMUNITY SPACE

Alternative #3

1. Communities mostly like the layout of
the plan.

2. Communities appreciate specific
strategy of affordable housing.

3. Communities want some stand-alone
retail and grocery.



Affordable Housing

Desired Monthly Cost for Affordable Rental Units

$279/mo

$558/mo

MW $279/mo
M $558/mo
W $744/mo

$931/mo

W other

Affordable Housing For Whom?

DURHAM-CHAPEL HILL - $90,900 WALLTOWN - $37,222
(HUD Area Median Income) (Neighborhood Median Income)

% of
Median Affordable Monthly Affordable Monthly
Income Monthly Income Housing Costs Monthly Income Housing Costs

100% $7,575 $2,273 $3,102 $931

80% $6,060 $1,818 $2,481 $744

60% $4,545 $1,364 $1,861 $558

30% $2,273 $682 $931 $279

* HUD AMI cited here rely on ACS 2013-2017 estimates, as do the Durham and Walltown median incomes.
* Affordable here means all housing costs being no more than "30% of monthly income".

* HUD AMI is for a 4-person household.
https://www.huduser.gov/portal/datasets/il/il2020/select_Geography.odn

How Much Money Do You Need to Make
for Northwood Ravin Apartments to Be Affordable?

Average listed rent at Eull-time hourly wage
Bedrooms Northwood properties Annual rent costs ) . y wag
required
in Durham*
0 (studio) $1,372.80 $16,473.60 $26.40
1 $1,572.16 $18,865.89 $30.23
2 $1,998.95 $23,987.35 $38.44
3 $2,931.53 $35,178.40 $56.38

* Rental listings from DataWorks NC rentscraper, 4/2017 - 11/2020, including Trinity Commons, Van
Alen, and Palladian Place. Affordable = 30% of income. Full-time = 40 hrs/week 52 weeks/year.




Affordable Retails & Affordable Groceries

What kind of retail do respondents want?

Department Store
Restaurant

Clothing & Shoe Store
Consignment Store
Garden Store

Book Store

Furniture Store

Drug Store

Coffee Shop

Bar

{7
3
N
(]
o
o
N
©
o
o

e 31% of respondents ask for locally-owned
businesses

e Affordable

e be accessible to the Walltown community

Which grocery store do they want to see?

160
140

Trader Joe's  Co-op Publix Target Aldi Wegmans

m1st Choice m2nd Choice m3rd Choice

Affordable and equitably accessible to
neighbors of all incomes

Center “workers”

Collaborate with the Walltown community



Community Space

How respondents want to prioritize use of the
community space in the Northgate Mall

property
250
200
150
100
: "
0
Durham County Arts Space Educational Space  Community Meeting
Library Branch with Space
Walltown History
Hub

M 1st Choice M 2nd Choice ™ 3rd Choice m 4th Choice



Expectation of Investors’ Redevelopment Plan Phase Il

The community benefit that participants prioritize in Phase |l
(n =386)

Public Transit Hub/Center

205

Designated Community Space (ex: library, arts,

education, resource center) _ g

Affordable Retail Set Asides for Local, Non-Chain _ =

Businesses ==

Accessible Design of Community Park and Green _ -
Space

o

50 100 150 200 250 300 350 400 450

M 1st Choice ™ 2nd Choice m 3rd Choice 4th Choice



Power Sh|ft|ng Designers &

Co-designers

Community
Stakeholders
Property owner/
Developer
Business
Owners

City



Power Shlftlng Designers &

Co-designers

Community —<«—"

/
Stakeholders
Property owner/
Developer
Business f
Owners

City



“How do you advocate/empower
people who are struggling with
the dominant paradigm?”

Thank You



