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PRECEDENTS
 » Klyde Warren Park (Dallas, TX)
 » Millennium Park (Chicago, IL)
 » Bryant Park (New York, NY)
 » The High Line (New York, NY)
 » Carl Schurz Park (New York, NY) 
 » The BeltLine (Atlanta, GA)
 » Freeway Park (Seattle, WA) 
 » Sam Smith Park (Seattle, WA) 
 » Riverwalk Plaza (Hartford, CT)
 » Memorial Park (La Cañada Flintridge, 

CA)
 » Lytle Park (Cincinnati, OH) 

 » Hance Park (Phoenix, AZ)
 » South River Walk Park (Trenton, NJ)
 » Waterside Park (Atlantic City, NJ) 
 » Gateway Park (Arlington, VA) 
 » Mid-City Bridge Park Deck (San Diego, 

CA)
 » I-95 Park (Philadelphia, PA)
 »  Memorial Parks (Philadelphia, PA)
 » Rose Garden, Lake Place, and Cooke 

Plaza (Duluth, MN)
 » Post Office Square (Boston, MA)
 » Rose Kennedy Greenway (Boston, MA)

Klyde Warren Park to scale overlay on project site
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Opened: 2012
City: Dallas, Texas
Size: 5.2 Acres

Heavily influenced by the success of Bryant Park and Millennium Park, 
Klyde Warren Park opened in 2012 as a central gathering place for 
Dallas, connecting Uptown, Downtown, and the Arts District.  The Park 
includes a performance pavilion, restaurant, shaded walking paths, a 
dog park, children’s park, great lawn, water features, reading room, an 
area for games, and much more. Klyde Warren sits atop 1,200 linear 
feet of freeway and was initially advanced by a small group of Dallas 
business leaders and the Real Estate Council, an influential advocacy 
and philanthropic organization.  

Klyde Warren was funded through a combination of city, state, federal, 
and private funds, and has approached operations in the spirit of Bryant 
Park, relying on corporate sponsorships, private donors, usage fees, and 
a recently formed Park Improvement District (PID). 

“As the ‘worst view’ turns into the ‘best 
view,’ property owners and developers 
scramble to benefit from proximity to 
Klyde Warren Park.”
- D Magazine, 2012

Klyde Warren Park
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KLYDE WARREN FACTS:
 » City of Dallas owns the land and amenities.  Woodall Rodgers 

Park Foundation has a 50-year contract to manage the park and is 
responsible for its $3 million annual operating budget.  Corporate 
sponsorships and events are critical to funding operations. 

 » Arts District PID generates ~$750,000 annually through 
assessment of $0.025 per $100.00 

 » 230 trees sequester 18,500 pounds of CO2 and intercept 64,000 
gallons of stormwater runoff annually

 » The park has increased ridership on McKinney Avenue Trolley by 
61% 

 » Park is >200,000 square feet (1,045’ by 210’) 
 » Deck is 6’ deep
 » 40,000 square feet of lawn
 » 65,000 square feet of paved plazas
 » Children’s park capacity 100
 » Hosts 1,000 events annually
 » More than 1 million visitors annually
 » Muse Family Performance Pavilion 60’x40’ to accommodate 120 

performers
 » 6,000-square-foot restaurant expected to cover 20% of operating 

costs for the park
 » TxDOT allowed just 20 highway closings, mostly on nights and 

weekends

“Within a quarter-mile to a half-mile 
radius...we’ve seen well over a billion 
dollars in new projects.”
- John Crawford, CEO, Downtown Dallas, Inc

TOTAL PROJECT COST: $109 MILLION

PUBLIC: City of Dallas Bonds $20 M

PUBLIC: TxDOT $20 M

PUBLIC: Federal Stimulus $16.7 M

Total Public: $56.7 M (52%)
Private Donations: $52.3 M (48%)

PRIVATE: Other Donors + Sponsorships $37.3 M

PRIVATE: WW Caruth Foundation $5 M

PRIVATE: Naming Rights $10 M
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TOTAL PROJECT COST: 
$490 MILLION

Private Donations: $220 M (45%)
Total Public: $270 M (55%)

MILLENNIUM PARK FACTS:
 » 24.5 acres built over existing railroad 

tracks and a 2100 space parking garage
 » Developed, owned and managed by the 

City of Chicago
 » 5 million park visitors annually spend 

$1.4 billion, creating $78 million in tax 
revenue

 » 30% premiums for condominiums  
overlooking the park

 » 34% increase in ridership on adjacent 
CTA El trains since park opening

 » 10% reduction in crime
 » Internationally recognized for  interactive 

sculptural pieces - Crown Fountain, Cloud 
Gate and Pritzker Pavilion

PUBLIC: Construction Bonds $175 M

PUBLIC: TIF Bonds $95 M

PRIVATE: Donations $160 M

PRIVATE: Theatre Campaign $60 M

Millennium Park 34% Increased ridership on 
adjacent CTA El trains 
since opening the park 

30%+ Premiums in the 
condominiums 
overlooking Millennium 
Park 

$1.4B 5 million park visitors 
annually spend $1.4 
billion, creating $78 
million in tax revenue

Opened: 2004
City: Chicago, Illinois
Size: 24.5 Acres
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$19.5M Increased rent roll in the 
adjacent Grace Building, 
which invested $3 
million into the park

Opened: 1992 (Restored)
City: New York, New York
Size: 8 Acres

BRYANT PARK CORPORATION 2013 REVENUE
Total Revenue $8.8 M

Assessments $1.1 M (12%)

Sponsorships and Contributions $2.3 M (26%)

Concessions, Rents, Usage Fees $5.4 M (62%)

Bryant Park

 » 8 acres
 » Redeveloped in 1992
 » An open panel of lawn surrounded by wide walkways with movable tables and chairs 

surrounded by trees and garden plantings
 » Privately funded and managed, deriving 88% of its operating budget from   

sponsorships & contributions, concessions, rents and usage fees
 » Transformed a neglected, drug-infested park into a community jewel, fueling dramatic 

economic results

Image Sources:
1.  http://en.wikipedia.org/wiki/Bryant_Park#mediaviewer/File:New-
York_-_Bryant_Park.jpg
2. https://wiki.openoffice.org/wiki/US/Home/nym

2

1

“This kind of urban improvement not only helps 
the immediate area by making it safe, enjoyable 
and more esthetically pleasing, it ripples out to the 
surrounding streets.”
- Jason Sheftell - New York Daily News
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TOTAL PROJECT COST: 
$52 MILLION ($400+ 
MILLION INVESTED IN 
BELTLINE)

Donations, Bonds, and Allocations: $27 M (52%)
Dept. of Watershed Management: $25 M (48%)

Opened: 2011
City: Atlanta, GA
Size: 17 Acres

 » Although not technically a deck park, 
built on old pavement and what was 
to be storm drainage – took otherwise 
undesirable space and turned it into a 
park (similar to the case with the Park 
over 400)

 » Provides a good example of the economic 
and social impact of a great park in a 
highly dense urban area in need of park/
open space

 » Funded through public & private 
partnerships

 » Includes playground, slash pad, skate park, 
outdoor theater, passive lawns, 2 acre lake 
that handles storm water retention

 » $15 million dollars in savings through 
innovative stormwater management 
techniques compared to traditional tunnel 
system.

Historic Fourth Ward Park 
+ Atlanta BeltLine

1

13k Residential units built 
in the area since park 
completion

Square feet of new 
development1.9M

7x Return on $400 million 
investment in Atlanta 
BeltLine, including O4W 
Park

“Historic Fourth Ward Park is a park that developers 
call an emerald on the necklace of the Atlanta 
BeltLine.” 
- Mary Kelly, NPR.
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DISCOVERY GREEN 2014 REVENUE
Total Revenue $5.4 Million

Management Fee $1.1 Million (21%)

Sponsorships and Contributions $2.3 Million (43%)

Concessions, Rents, Usage Fees $1.9 (36%)

Opened: 2008
City: Houston, TX
Size: 12 Acres

Private Donations: $56 M (45%)
Total Public: $69 M (55%)

1B Dollars in nearby 
development since the 
project’s inception in 2006

“Discovery Green’s mission is to operate an 
urban park that serves as a village green, a 
source of health and happiness for our citizens, 
and a window into the diverse talents and 
traditions that enrich life in Houston.”
- Discovery Green Conservancy

Discovery Green

 » $125 million initial investment including $22 million underground parking garage
 » More than 600 hosted events yearly
 » Managed by 25 member Discovery Green Conservancy team 
 » Estimated $5.4 million in income and $5.6 million in expenses
 » 2 restaurants, outdoor event areas, outdoor markets, dog runs & fountains, bocce ball 

courts, and outdoor library reading rooms
 » 1 stage, putting green, playground, jogging trail, shuffleboard court, & 620 stall garage
 » 4 water features
 » 11 gardens

Image Sources:
1. hivesociety.com
2.  Jay Lee

2

1
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ACTIVATION + PROGRAM

Programming is a key element in park design and operation.  During 
design, programming determines the best way to organize the 
spaces and maximize their uses.  Once the park is operational, 
programming is critical to maintaining the facility and continuing to 
attract and manage activity.

Planning 
 » By the nature of their location, urban parks must be designed 

with a high degree of flexibility in mind.  The demographics of 
users can change rapidly throughout the day, the season and 
from year to year.  The park must be able to adapt to these 
changes

 » The ability to host special events is an important feature of 
urban parks, for these bring varied crowds together and create 
recognition for the space.  These events can be concerts, 
festivals, races or any number of other activities

 » The park must be designed for sustainability, both in terms of 
managing natural resources and also for long-term durability.

 » For the Buckhead vision, several programming options were 
studied before selecting one approach that is both aesthetically 
dramatic and flexible, with a hierarchy of spatial relationships 
and connections.

Operations
 » The Park should be viewed and operated as a major venue.  It 

will provide important green space, but safety, maintenance, 
events and operations will be key to future revenues for the 
park and benefits to the surrounding community. 

 » Both Klyde Warren and Bryant Parks are privately managed 
through an agreement with their respective cities.  Atlanta 
BeltLine, Inc is responsible for building and managing the 
BeltLine and as well as facilitating private development in 
the BeltLine TAD.  Millennium Park is managed by the city of 
Chicago but does not have the flexibility of use that Bryant and 
Klyde Warren do.  

 » Security, maintenance, scheduling and general management 
must be a dedicated operation ready to respond quickly

 » All parks have multiple income sources including festivals, 
concerts, vendors, and special occasions.  This income does 
not fully support park operation, but does make a significant 
contribution.  Other income sources include assessments, 
sponsorships and public funding.
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Full City Control Non-Profit Contributor Joint Venture Private/NPO Operator

City parks department owns, 
operates, and manages the park.  

This can be a low cost 
alternative but funding and 
staff constraints may prove 
problematic.

Non-profit provides certain 
park services and provides 
some financial support to city 
operator.  (BeltLine, Millennium).

City and non-profit share 
responsibility for park 
management.  

This is a fairly predictable and 
mutually beneficial approach 
but issues of control may 
emerge. (Forest Park St. Louis)

City owns and non-profit 
manages the park on contract.  

This approach can deliver the 
strongest park experience 
though revenue may be 
uncertain from year to year. 
(Bryant Park, Klyde Warren, 
Discovery Green).

75%
Other funding sources
- Concessions
- Sponsorships
- Public
- Other

25%
BID Contributions

KLYDE WARREN PARK

The annual operating budget is approximately $3.5 million.

More than half of that money comes from private donors, 
sponsors, and concessions.

A small portion of public money comes from the City of Dallas 
for maintenance of the deck.  The BID contributes just 25% of 
the budget, based on a 0.25 mil assessment.  

Woodall Rodgers Park Foundation operates the park on behalf 
of the City under a 50-year contract.

The trend for similar successful parks is 
toward the private operator model
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PROCESS

This study has been completed as part of a measured and rational 
process.  The method has been to proceed systematically and 
logically – yet ambitiously and creatively.  At each step key questions 
have been answered before proceeding to the next step in the 
process.  The two phases in the study which have been completed 
are as follows:

 » Fatal Flaws Analysis – before exploring any design activities, 
the experienced team of engineers who worked on the Klyde 
Warren Park evaluated the proposed site over GA 400 to 
determine whether constructing a park in this location was 
actually possible.  The engineers studied structural conditions, 
traffic flow, obstructions and other issues and determined that 
a park indeed could be constructed, that none of the challenges 
are too great to overcome with a reasonably sufficient budget.

 » Vision Plan – the purpose of a vision plan is to show what the 
Park can become – to explore the” art of the possible” 
 » The project team explored several options before arriving 

at a single concept plan that it believes fully illustrates the 
benefits of the Park.   The goal for this vision and concept 
plan is to communicate the huge potential for this park and 
to inspire and spark even more ideas, discussions, interest, 
and enthusiasm about the possibilities. The team anticipates 
that the next steps will include additional study and many 
stakeholder meetings to determine the best approach to 
take for this park.  

 » This study has explored how other parks increased property 
values, attracted business and impacted transportation use, 
and has applied this information to extrapolate potential 
economic impacts in Buckhead. Based on the impact of 

the parks studied, the Park would have dramatic, positive 
economic impacts on Buckhead.

 » Next Steps – what comes next?  Following are the basics of 
what the team envisions as the next steps:
 » Planning and Concept Design – will provide the basis for 

the final design and engineering.  It is a complex exercise 
that builds upon and refines the Vision Plan.  This phase will 
include stakeholder involvement to determine programming 
goals, surveying existing conditions, preliminary design and 
engineering, cost/budgeting, and phasing.  This phase will 
provide the basis for the final design.  

 » Final Design and Engineering – will provide the documents 
and specifications for construction

 » Construction – to include bidding and supervision
 » Celebration! - A great place opens in Buckhead!
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PARK IMPLEMENTATION
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An Outline of the Next Phase

The following is an outline of the next phase of work further evaluating 
the detailed planning, design and engineering for the park:

TASK 1 - INVENTORY, ANALYSIS & 
PROGRAM DEVELOPMENT

The selected multi-discipline consultant team shall gather all available 
base data for the study area including: aerials, topographic surveys, 
property boundaries, as-built drawings of the GA 400 and the MARTA 
Station, and review the material thoroughly. The team should review 
current conditions, identify opportunities and constraints, and record 
findings in a series of diagrams and narratives. 
 
The team shall evaluate case studies of analogous deck/lid parks 
elsewhere in the United States.  Focus should be on projects that 
relate to the park concept in terms of scale, location, or relationship 
to infrastructure.  For each case study, the team shall research and 
document costs and construction funding sources; the operating 
model and annual budget; and the projects impact on surrounding 
property values. As appropriate, and to the extent possible given time 
and budget, the team should interview project decision makers and 
incorporate critical success factors and lessons learned.

The team shall also begin to have high level conversations with 
the appropriate State agencies (as approved by the CID) in order to 
highlight key concerns and build support for the park concept. 
During this task, the team will develop a preliminary program for the 
site. The program shall include a definition of:

1. The overall area of the Park Deck
2. Public Space / Park components

3. Potential Buildings to be constructed on the Park i.e. pavilions, 
restaurants, MARTA station, etc.

4. Support utility requirements
5. Required set-backs, buffers,  etc.
6. Access
7. Location for “support facilities”

TASK 2 - TECHNICAL EVALUATION

The selected team shall conduct a preliminary technical evaluation of 
the Park including:

1. Preliminary life /safety analysis to identify which elements will 
need to be included in estimate

2. Structural concepts – lid span lengths, structure depth, vertical 
clearances, load analysis, and deflection.

3. Definition of vehicular traffic that will be allowed on deck
4. Potential future improvements (phasing of amenities, plant 

growth, etc.)

The consultant team shall conduct a series of meetings with the CID 
and the stakeholders (as appropriate) to review the findings of the 
technical evaluation. Based on the outcome of the review meeting, the 
team shall incorporate the comments into a technical review summary. 

The following deliverables may be anticipated as a part of this effort: 
 

1. Narrative summarizing findings for all key systems 
2. Diagrams, plans and sections of key findings as appropriate
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PARK CONCEPT

Based on the initial vision, input from the client team, outcome of the 
technical analysis, and preliminary market assessment, the consultant 
team shall evaluate the broader development context and develop a 
range of design ideas for the park. This investigation and exploration 
will focus on:

1. Creating a notable, world class, high quality urban park experience
2. Establishing an organized, connected and proportional urban 

fabric
3. Convenient, safe and inspiring access to the Buckhead MARTA 

Station
4. Optimizing pedestrian, bicycle, and vehicular circulation 
5. How to turn existing restrictions into assets for public space and 

real estate
6. The potential use, density, orientation and notable urban 

characteristics of future real estate on adjacent parcels
7. Civic structures, public art, interactive design elements and site 

furnishings
8. Revenue generating opportunities
9. Cutting edge sustainability strategies including the reduction 

in heat island effect, storm water management, local energy 
production, etc.

10. Controlling costs and minimizing front-end exposure
11. Potential Phasing Strategies
12. Architectural and landscape character that will support the 

positioning

13. Ideas for managing / accounting for freeway curvature and grade 
change 

The team shall develop up to three design alternatives for review and 
comment. The team shall conduct a work session with the CID and the 
stakeholder team (as appropriate) to evaluate options in terms of:

1. Impact on the City
2. Design vision and quality
3. Potential governmental and market responses
4. Costs factors
5. Phasing and future flexibility
6. Government approval issues
7. Risks and financial results

Based on the outcome of the review workshop, the design team will 
incorporate the most promising set of ideas into a preferred master 
plan concept. The following deliverables may be anticipated as a part 
of this effort:

1. Illustrative vision Plan
2. Illustrative site sections
3. Open space and urban framework diagram
4. Preliminary traffic and pedestrian circulation plan
5. Real estate strategy diagrams
6. Site program and proposed development summary
7. Scale comparisons + precedent imagery
8. Perspective renderings illustrating the “look” of the park and the 

adjacent development opportunities
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TASK 4 - IMPLEMENTATION & NEXT 
STEPS

Parallel with the effort to document the preferred vision, the 
consultant team shall quantify the proposed vision concept and 
prepare an order of magnitude project budget estimate. In addition, 
the team shall generate a phasing strategy to inform the preliminary 
financial analysis.

The preliminary financial analysis shall be influenced by the case 
study analysis and highlight potential sources of construction and 
operating funds for the proposed park. It shall include an assessment 
of available public-private tools such as TAD or BID. As part of 
this task, the team shall analyze the assessed value of properties 
within 500 and 2,000 feet of the park, as these parcels are likely 
to experience the greatest increase in value from a well-executed 
urban park. By applying a range of premiums to these properties, 
the team may develop a preliminary understanding of the park’s 
ability to generate increased revenue for the city or district.  This 
analysis can be used to show the potential economic benefits of the 
park to surrounding property owners, and to provide a basis for the 
discussion of potential funding scenarios.

The selected team shall also include a summary of potential 
operating models for the park based on the case study findings and 
the City of Atlanta context.

TASK 5 - DOCUMENTATION & FINAL 
GRAPHICS

At the completion of the technical and design tasks outlined above, 
the team shall prepare the following deliverables:

1. Detailed Planning and Concept Design Report- A high quality 
desktop published report in 11x17, landscape format. The 
report will be perfect bound and organized around a table 
of contents that effectively tells the story of the park. The 
document will include all relevant plans, diagrams, sections, 
renderings, photographs and images (as outlined above) 
necessary to outline the vision for the park, identify  key 
technical hurdles, cost and schedule as well as the economic 
impact 

2. Executive Summary Brochure - A separate executive level 
“brochure”(digital and hard copy) with the information required 
to tell the high level  story of the park.
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