
DRAFT 03.07 
 
 

 1 ARENA NEIGHBORHOOD REDEVELOPMENT PLAN – TECHNICAL SUPPLEMENT - SECTION A: PHYSICAL ANALYSIS

 
 
 
 
 
 

 
SECTION A.  PHYSICAL ANALYSIS 

The current development state of the Arena Neighborhood dif fers across the 
study area.  From the higher density,  most ly developed area along Douglas 
to the less dense, less compact development spr inkled with vacant parcels 
and parking lots in the south, the area contains a range of di f ferent types 
and intensit ies of development.   This sect ion of the Technical  Supplement 
looks at the exist ing physical  attr ibutes of the Arena Neighborhood and the 
regulat ions that have helped to shape the area.  These attr ibutes include: 
 

• Ownership Patterns 
• Property Condit ion 
• Traff ic Volumes 
• Vacant Land and Surface Parking 
• Exist ing Land Use pattern  
• Zoning 

 
These items were researched because of their potent ia l  impacts on the 
redevelopment of the area.  The vacant parcels and parking lots represent 
potent ial  redevelopment s ites and traff ic volumes can inf luence the 
placement of commercia l  act iv it ies that require higher v is ibi l i ty to be 
successful.  It is  important to remember that the informat ion contained in 
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the sub-sect ions represents a piece of the foundat ion for the plan document 
and redevelopment of the Arena Neighborhood.  Addit ional information 
regarding the demographics and market/economic elements of the Arena 
Neighborhood can be found in Technical Supplement Section B: Market 
Analysis .   It  is a lso important to remember that the plan document and 
redevelopment v is ion of the Arena Neighborhood are based on a vis ion 

def ined by the community 
and have not been 
restr icted by the current 
condit ions and 
development patterns of 
the area.   
 
 
Major Ownership 
The ownership pattern in 
the Arena Neighborhood 
is fragmented because 
there are several 
d i f ferent owners.  The 
major ity of the land 
consists of s ingle 
propert ies under di f ferent 
ownership; however there 
are a few owners that 
own mult iple propert ies 
or larger pieces of 
property. The City of 
Wichita is a major land 
holder in the Arena 
Neighborhood. The 
ownership of land in the 
study area could be a 
chal lenge for 
redevelopment i f  larger 
parcels of land are not 
avai lable for 
redevelopment.    FIGURE TS-1: MAJOR OWNERSHIP 

SOURCE: GOULD EVANS ASSOCIATES 
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Typical ly developers look for larger pieces of land in order to gain 
eff ic iencies in the development process.  Larger pieces of land al low the 
cost of land to be absorbed in development costs and a development is 
more l ikely to be economical ly v iable i f  there is  a cr it ica l  mass of 
development that can be achieved.  That cr it ica l mass wi l l  d i f fer from 
resident ia l to off ice to commercia l  development, but typical ly a s ingle urban 
parcel  of land is  not large enough.  One-half to mult ip le blocks of land are 
usual ly necessary to make a development projects v iable from a cost of land 
perspect ive.  As a major land holder,  the City of Wichita has the potent ial  to 
use its land as a development 
catalyst for the area. 
 
Figure TS-1: Major Ownership  
shows those ent it ies that hold 
mult ip le and/or larger parcels of land 
that could be used as a development 
catalyst.  
 
Property Condit ion 
The study area contains 
approximately 109 acres of developed 
or developable land.  A physical 
assessment of the property within the 
area was conducted through a 
windshie ld survey in which the 
physical  attr ibutes and appearance of 
the propert ies were examined.  This 
examinat ion led to a rat ing for each 
property as good, fa ir  or poor.   
 
Approximately 6 percent of the land, 
or 8 acres, in the Arena 
Neighborhood was given a condit ion 
of poor.  The rat ing of poor was 
based on the physical appearance of 
the property.  I f  a structure was 
present on the land it  was rated poor FIGURE TS-2: PROPERTY CONDITION

SOURCE: GOULD EVANS ASSOCIATES
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for cracked wal ls,  broken windows, poor roof condit ions or other not iceable 
deteriorat ion. Land without structures,  including parking lots, was rated on 
i ts appearance and up-keep as wel l .   Land that was not wel l  maintained or 
mowed and parking lots that were not landscaped or had cracked pavement 
and weeds were given a rat ing of poor.  Many of the propert ies that were 
rated poor are south of Waterman and east of Broadway in the Arena 
Neighborhood. 
 
The major ity of the land and bui ld ings in the area received a fa ir rat ing 
from the visual assessment.   F i fty-seven percent, or approximately 62 acres, 
of the land had minor problems including peel ing paint,  trash or debris and 
other i tems in need of minor repair.  These propert ies are fair ly evenly 
spread throughout the study area.   
 
F inal ly,  those propert ies that were rated good make up approximately 
thirty-s ix percent,  or 39 acres, of the developable area of the Arena 
Neighborhood.  These propert ies have been maintained and landscaped with 
no s igns of deter iorat ion or need of repair.    
 
 
Traff ic Volumes 
The traff ic volumes within and adjacent to the Arena Neighborhood vary 
dramatical ly from Kel logg which carr ies in excess of 7,500 vehicles in the 
peak hour to Engl ish Avenue which carr ies less than 130 vehic les dur ing the 
peak hour.  Accompanying Kel logg as a primary east-west arter ia l  is  Douglas 
Avenue which carr ies fewer than 1,000 vehic les in the peak hour.  Main 
Street represents the pr imary north-south connection in the study area 
carrying almost 750 vehic les in the peak hour, supported by Broadway with 
less than 500 vehic les. 
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It  should be noted that most of 
the streets within the study area 
have a s ignif icant amount of 
excess capacity in relat ion to the 
current traff ic volumes they are 
exper iencing.  Many of the streets 
are one-way streets with three 
travel  lanes and two parking 
lanes.  The current street system 
has excess capacity of greater 
than 80% for both north/south 
(82%) and east/west (86%) 
streets. A nat ionwide trend is to 
convert one-way street systems to 
two-way systems.  Many 
communit ies are undertaking this 
convers ion for several reasons 
including economic v ita l i ty,  
improved safety for al l  modes of 
transportat ion (auto, bicycle and 
pedestr ian), improved accessibi l i ty 
and c irculat ion and to create a 
more pedestr ian fr iendly 
environment.   Convers ion of the 
one-way system within the study 
area to two-way would maintain a 
high level of excess capacity, 75% 
for the north/south streets and 81% 
for east/west streets.  

FIGURE TS-3: TRAFFIC VOLUMES
SOURCE: GOULD EVANS ASSOCIATES
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Vacant Land and Surface Parking 
The Arena Neighborhood has 
become home to a s ignif icant 
amount of vacant land and surface 
parking lots.   Of the 109 acres of 
developable land in the study area 
seven percent, or 7.5 acres, is  
vacant land or vacant bui ld ings.  An 
addit ional twenty-eight percent,  or 
over 30 acres, of the land is 
occupied by surface parking lots.  
Together vacant land and surface 
parking lots represent 
approximately thirty-f ive percent, 
or 38 acres of land, of the Arena 
Neighborhood. 
 
Vacant land and surface parking 
lots represent potent ia l  
redevelopment opportunit ies.   The 
fact that they have no or very l i t t le 
exist ing development current ly can 
reduce redevelopment cost to 
potent ial  developers interested in 
this area. 
 

Exist ing Land Use 
The land use in the Arena Neighborhood is a mixture of res idential ,  
commercial ,  industr ia l ,  publ ic space, parks, parking and vacant lands.  The 
land use stat ist ics used are taken from the Geographic Informat ion System 
used by the Metropol itan Area Planning Department of the City of Wichita.   
Recent ly there has been the addit ion of res ident ia l  uses to the area.  Whi le 
they represent a smal l  p iece of the tota l area, res ident ia l  uses are expected 
to cont inue to grow in the area.  Conversely,  the commercial  uses 
throughout the area, have seen a decl ine over the past several  years.  
Whi le commercia l  land uses st i l l  represent approximately forty-seven 
percent of the uses in the neighborhood, the number has been in decl ine.  

FIGURE TS-4: VACANT LAND AND SURFACE PARKING 
SOURCE: GOULD EVANS ASSOCIATES 
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This is  evident in the higher percentage, approximately 
forty-two percent,  of vacant land and transportat ion/ 
communicat ion/ut i l i t ies land which includes parking lots.    
 
The industr ia l uses, s imi lar to the commercia l  uses, have 
been in decl ine from the or iginal or ientat ion of this area.  
Much of the industr ia l uses current ly exist within the 
Commerce Street Arts Distr ict and the proposed Arena s ite.   
 
Parks and Open Space represent a re lat ively smal l  port ion of 
the land use, and when examined further the only useable 
park space is Naftzger Park and the pocket park adjacent to 
the Carnegie L ibrary.    
 
Zoning 
The ent ire study area is  zoned 
Centra l Business Distr ict  or CBD.  
The CBD designat ion al lows 
res ident ia l commercial and 
industr ia l uses and has no setback, 
height or parking requirements.  
The CBD zoning designat ion al lows 
f lexibi l i ty in the use and design of 
property and is intended to 
repl icate the urban development 
pattern that once covered this area 
and st i l l  dominates Downtown 
Wichita, specif ica l ly areas north of 
the study area. 
 
In addit ion to the zoning in the 
distr ict  there exists a historic 
distr ict designation for a port ion of 
the Arena Neighborhood.  The East 
Douglas Histor ic Distr ict Design 
Guidel ines is general ly located 
along Douglas,  east of Topeka 
extending south along the rai l road 

FIGURE TS-5: LAND USE ACREAGES AND PERCENTAGES
SOURCE: GOULD EVANS ASSOCIATES

FIGURE TS-6: EXISTING LAND USE
SOURCE: GOULD EVANS ASSOCIATES

Land Use Acres %
Residential 3.17 2.9%
Office 23.39 21.3%
Retail 19.68 17.9%
Warehouse 8.79 8.0%
Industrial 2.45 2.2%
Public/Semi-Public 3.57 3.2%
Park/Open Space 2.60 2.4%
Parking/Utilities 25.47 23.2%
Vacant 20.76 18.9%
Total Arena Neighborhood Area 109.88 100.0%
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tracks.  The distr ict  was created in 1985 to assist in preserving a piece of 
the histor ic commercia l  d istr ict  in Wichita.  The histor ic guidel ines assist the 
c i ty in protect ing the character of the structures and the distr ict  whi le 
a l lowing redevelopment.  
 
 
Perceptual Mapping 
To further ident ify those physical  features of the Arena Neighborhood that 
wi l l  impact i ts future development, the Steer ing Committee was asked to 
complete perceptual mapping and visual preference exercises.  The 
perceptual mapping completed represents a visual assessment of places and 
qual it ies that exist within the project area.  The purpose of this exercise 
was to:  
 

• Provide the Steer ing Committee Members an opportunity to look 
at/exper ience the ent ire project area 

• Gain an understanding of how the Steer ing Committee Members view 
the exist ing area 

• Supplement the work of the consultant 
 
Kevin Lynch (author of Image of the City) devised a perceptual mapping 
system that we are modify ing for the purpose of this exerc ise.  The 
framework for the mapping exercise was as fol lows: 
 
Pathways  – are travel corr idors in the community.  They can be pedestr ian, 
bicycle, automobi le or transit  or iented.  They may be key l inkages between 
places within Wichita or they may accommodate travel through the project 
area or between dest inat ions in or around the project area. 
 
Landmarks  – are highly ident i f iable features in the project area.  Examples 
include: monuments, historic bui ld ings, water towers, unique s igns or 
gateways, churches or schools,  etc.   Many t imes a landmark is used for 
wayf inding or reassurance of locat ion within or near the project area. 
 
Districts – are sub-areas of the project area that have an inherent 
uniqueness or qual i ty.   These may be unique areas of architecture, 
environmental or contextual qual i t ies,  or a concentrat ion of uses.  
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Nodes  -  are major dest inat ion or act iv ity areas or locat ions.  They may be 
located at the intersect ion of pathways, or may be the locat ion for specia l  
or community events, or are places where many cit izens gather to conduct 
business,  work, shop or play. 
 
The results of the exercise are: 
 
Pathways 
1.  Describe the qual ity( ies) that you l ike a long these paths: 
  

A. Main & St.  Francis; Douglas & Waterman- Al l  are through 
north/south or east/west corr idors.    New streets and auto or 
pedestr ian travel  wi l l  be heavy dur ing peak act ivi ty hours.   New 
pathways must be developed. 

B. Kel logg – accessible from east, west & I-35; lots of exits; access to 
Maple which is  not so di f f icult  (but s lower).  Broadway – food 
choices and fuel  stops.  Main – takes dr ivers by Century II,  l ibrary 
(but only i f  coming from Douglas).  

C. Main – gateway to downtown from Kel logg; access to WaterWalk, 
Civ ic Center;  wide boulevard.  Broadway – high traff ic arter ia l;  
northern part has urban feel with tal ler bui ld ings; good access to 
Transit  Center/parking.  Waterman – love the brick streets;  wide 
street with variety of businesses; entrance to warehouse/arts 
distr ict .  

D. Douglas – high qual ity pedestr ian environment; two-way traff ic; 
the City ’s “Main Street”.   Broadway – two-way traff ic; major 
inst itut ional users (State Off ice Bui ld ing, Bank of America, SBC); 
major north/south connector goes a l l  through town; Kel logg.  
Waterman – two-way traff ic; east/west connector; note – is  being 
re-routed for WaterWalk.  

E. Main and Broadway- are, in my opinion, two of the major 
north/south routes through the area.  Most of the bui ldings a long 
Main look nice & add to the beauty of the area.  Whi le the 
bui ldings on Broadway are not as nice – the north/south aspect is  
st i l l  a great traff ic way.  Waterman is a logical  east/west route 
through the area. 
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F. Douglas – through street east & west.   Waterman – through street 
east & west – connect ing Hyatt.   Both going under ra i l road tracks.   
Broadway – heavy through street north & south. 

G. Kel logg – the speed & access to a irport at east s ide.  Douglas – 
our her itage, our code, our l i fe l ine.  It  feels l ike an old fashioned 
downtown – a treasure – the train overpass is charming.  
Broadway – not much; two-way.  

H. Kel logg – easy access ibi l i ty and f low. 

I.  Douglas Street/Waterman Street/Main or Broadway- Aged feel & 
qual i ty construct ion. 

J. Waterman - crosses r iver and rai l road tracks – both of which are 
s ignif icant barr iers in this area; connects to publ ic parking at 
Century II,  LD and Transit  Center.  Broadway - only two-way 
north/south street in area;  connects to Kel logg & Douglas which 
are the other two east/west roads that cross the r iver & rai l road 
tracks.  Kel logg – s ix lanes; can carry lots of volume to area. 

 
2.  Describe the qual ity( ies) that you dis l ike along these paths: 
  

A. L ike a l l  older c i t ies,  downtown was developed for horse and buggy.  
With heavy auto and bus use, newer ways to move traff ic and 
people must be found. 

B. Kel logg – busy, requires care & attent ion, can be diff icult  to 
navigate; direct ional s ignage is inadequate.  Broadway – fast food 
row, not part icular ly pretty.  Can be dangerous going south at 
night.  Main – one-way, di f f icult  to navigate. 

C. Main – goes one-way at Douglas; bui ld ings along east s ide from 
Dewey to Waterman are not up to standard of those north of 
Waterman.  Broadway – Car lton School: great architecture, but no 
apparent use; a few vacant bui ldings.  Waterman – some junky 
propert ies; e ither unkempt condit ion or with v is ib le materia l  
storage; Kansas Work Release Center.  

D. Vacant bui ld ings – many in poor condit ion.  Surface lots that break 
bui lding cont inuity along the street.  Rai l road underpasses – 
a lthough Douglas is  being improved.  
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E. I understand that there needs to be stopl ights at most 
intersect ions.  However,  i t  would be nice i f  these l ights could be 
“t imed” so that vehic les travel ing the speed l imit can keep going 
without stopping every 5 minutes. 

F. Waterman ra i l road br idge too narrow. 

G. Kel logg – Pure ugl iness – massiveness.  Broadway - i t  doesn’t  have 
much personal i ty in this area – fast food/rundown – looks l ike 
every other c ity.    

H. Main – too many l ights.   Douglas – too many l ights.  Merge lanes 
at ra i lroad overpass – Douglas & St.  Francis.   Perpendicular 
parking – Douglas (Eaton Hotel).   F low on Main Street -   north & 
south vs.  just north. 

I .  Lack of attent ion to qual i ty.   Maintenance – repair – restorat ion.  
Lack of open soft  space. 

J. Waterman – crossing at ra i lroad is narrow & low; intersect ion at 
Washington is too smal l;  need more trees.  Broadway – not enough 
turn lanes; not easy to add them.  Kel logg – north/south 
interchanges don’t  have enough queue space.  

 
 
Landmarks:  Only those handwrit ten on the answer sheet are l isted here.  
The others are identi f ied on the maps. 
 

E.  Histor ical  Museum (on Main),  the Eaton Hotel and Petroleum 
Bui ld ing 

F.  Park – good transit ion to Old Town.  Bus depot – very useful for 
transportat ion.  Landmark Hotel.  

J.   Century II,  Eaton Hotel,  Old City Hal l .  

 
 
Districts:    Ident i fy up to two distr icts within the project area.  What 
qual ity( ies) made you ident ify these distr icts? 
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A. East of St.  Francis – addit ion of shop area as an extension of Old 

Town to north or just leave it  a lone.  West of Main – develop this 
area.  Put arena on basebal l  f ie ld.  

B. Art Distr ict and off ice use:  prevalence of exist ing off ice,  
prevalence of successful ly restored or converted bui ldings, 
landmark or tour ism qual i t ies & current or potent ia l eco-
development/tour ism. 

C. Eaton/Naftzger Distr ict  – s imilar aged propert ies; cont inuity of 
design; histor ical s ignif icance; brick streets.  Commerce Arts 
Distr ict  – age of warehouses, zero lot l ines, common use current ly.   
There’s not much apparent histor ical  s ignif icance to the commerce 
area, but the current users have made i t  s ignif icant to downtown 
due to their  arts or ientat ion. 

D. Eaton/Naftzger Distr ict  & fast food distr ict  – s imi lar uses and 
s imi lar architecture. 

E. Eaton Hotel/Naftzger Park and the Commerce Street Art Distr ict.   I  
real ly l ike the histor ic s ignif icance of both of these areas.  They 
are part of the history of the town.  Both have that “old feel” 
which is  i ronic because they are indeed old!  I  think this feel  
should be cont inued with the new arena.  The loss of a metal  
“Morton” bui ld ing would not mean much (except for the bui ld ing 
owner).   The loss of an old “charming” br ick bui ld ing would be 
tragic.  

F. Western Business Distr ict  and the Art Distr ict.  

G. Arts Distr ict  – history, current act iv ity.   Eaton – historic and 
architectural  s ignif icance & housing.  Wind Spir i t  Gateway.  
Naftzger – much needed green space rel ief,  nature in a fa ir ly 
concrete commercia l  area.  Carl ton School.   WaterWalk – 
revita l izat ion & retai l .   Old City Hal l .   Old Town – l inks to 
act iv i ty/establ ished restaurants/quaint br ick/act iv ity/ l i fe.  

H. Bank of America bui ld ing and smal l  shopping distr ict.   Douglas is 
high traff ic area. 
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I. Transit Center, l ibrary,  Century II,  WaterWalk, Art Distr ict  – 
Commerce Street,  downtown Douglas Avenue. 

J. Art Distr ict & Douglas Avenue Distr ict – unique shops, pr imary 
shopping center,  histor ic bui ldings. 

 
Nodes:   Only those handwritten on the answer sheet are l isted here.  The 
others are ident if ied on the maps. 
 

A. The r iver should be focus of a l l  new development. 

D.  State Off ice Bui lding – most act ive pedestr ian area in downtown.  
Transit Center,  Naftzger Park, F isch Haus. 

E.   Bank of America bui ld ing, State Off ice Bui ld ing, Transit  Center,  
McDonald’s & Wendy’s.  

J.   Transit  Center,  intersect ion of Waterman & Broadway, intersect ion 
of Kel logg & Broadway. 

 
 
General 
1.  As you vis i ted the project area think about the arena 
considerat ions/cr i ter ia that were ident i f ied dur ing the Steer ing Committee 
meet ing.  Are there any other considerat ions that should be added to that 
l ist? 
 

A. The arena area should be west of the r iver.   F ind a retai l  area on 
the east s ide of the r iver with new roads and parking.  Use Gander 
Mountain as a fresh start  on downtown retai l .  

B. Ensure there is adequate parking! 

C. I think i t  is important that parking structures created in the 
per iphery of the area be posit ioned to be useful  for weekday 
business when the arena is not being used.  This would perhaps 
suggest placement to the north and west of wherever the arena is 
bui l t .  
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D. Catalyt ic projects that could leverage development.   
Abandoned/long-term vacant bui ld ing problems including Car lton 
School (122), O’Henry (140) & apartment bui ld ings (87 & 88). 

E. I real ly wish someone had writ ten these down from our f i rst 
meet ing.  It  would have been helpful to have these points in front 
of me for this exerc ise.  

F. Use the bui ld ings & refurbishing the propert ies to border off  the 
ra i l road. 

G. No comment 

H. Wil l  there be addit ional money to help new businesses develop 
around the arena?  How wi l l  Old Town be ut i l ized? 

I.  No comment 

J. No comment 
 

1.  Note your general  observat ions or feel ings for the project area.  Are 
there part icular qual it ies or i tems in the project area that standout in your 
mind?  Good or bad? 
 

A. Go west where new roads and busing areas wi l l  be easier to 
create.  The older bui ld ings in the project area can be put to good 
use through commercia l  re-development.  Let ’s a l l  go to the 21s t  
century; let ’s not go back to the old “growth and can’t  do” days of 
the 20th century.  

B. Dr iv ing the footprint area, I fe lt  there was a great deal of 
opportunity to convert undesirable/unused structures to 
commercia l,  retai l  or tour ism ventures. 

C. It ’s  a once in a century opportunity to reshape downtown and plan 
i ts future course.  I  look forward to seeing these changes happen. 

D. South Commerce Art Distr ict  – not enough art ists to qual i fy as a 
“distr ict”; there’s potent ia l ,  but not yet a real i ty with cr i t ica l  mass.  
Inf i l l  opportunit ies on c i ty propert ies.  Angle parking on Douglas.  
Garage at O’Henry’s (140 & 141).  P laza development opportunity 
east of Fisch Haus? 
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E. I think parking should be planned so that i t  can be used al l  the 
t ime.  If  you put arena parking too close to Kel logg, people wi l l  
only park there for arena events.  I f  parking is  placed c loser to 
downtown and Old Town, it  could and would be used during the 
week. 

F. There are more decayed or distressed propert ies on the east s ide 
of project area. 

G. I enjoy the history of the Commerce Street warehouses.  It  is  one 
of the few areas in town that have act iv i ty, l i fe and work, and I 
want to see it  saved.  Naftzger Park and the Eaton are important 
areas and would provide a much needed l ink from the arena to Old 
Town/downtown. 

H. It  is  l ight industr ia l .   There is not any pedestr ian traff ic dur ing the 
day or after 5pm.  There is  not any auto traff ic after 5pm.  There 
are not any dest inat ion places after 5pm except McDonald’s,  
Spangle, Wendy’s or Subway. 

I.  Best of qual i ty in old should win over worst of qual i ty in new.  
Need pedestr ian-fr iendly spaces – park space to move through (?).   
Have excess hard surface. 

J. Constra ints of r iver and ra i l road tracks with three crossings means 
that none of the crossings can be closed by the arena.  Broadway 
is the only north/south artery that provides cross-country 
transportat ion.  This street can’t be closed without s ignif icant ly 
impact ing traff ic patterns for the c ity.   Rundown – needs new l i fe 
with new businesses. 

 
The results of the perceptual mapping exerc ise can be seen in the map 
below.
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FIGURE TS-7: PERCEPTUAL MAPPING EXERCISE  
SOURCE: GOULD EVANS ASSOCIATES 


