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Recent trends of development perpetuate suburban sprawl.  In the 
past decades, a rising awareness and concern for the environment 
and the available resources that we use have forced us as a society 
to alter the way we think about our urban environments. The focus 
has shifted to patterns that reduce sprawl and create mixed-use, 
walkable, and economically diverse communities. With sprawl 
comes several disadvantages:
 -a society completely dependent on automobiles; dependence is
 enabled by oversized highways of sprawl
 -rising gas prices and depleting oil supplies increasingly make
 this way of life unaffordable
 -a segregation of uses: strip shopping malls, subdivided housing,
 business parks all isolated from one another
 -impedes on rural lands with low-density development; taking
 more of the natural environment that will never return
All of these disadvantages contribute to the deterioration of the 
ecosystem.

SPRAWL REPAIR
Sprawl Repair is transforming fragmented and inefficient 
developments into complete communities that are livable 
and robust. It is the act of transforming failing or potentially 
failing, single-use, car-dominated developments into complete 
communities that have better economic, social, and environmental 
performances. A basic principle of sprawl repair is to redevelop and 
reinvent the spaces within out current cities rather than sprawl 
developments and spreading further away from our city centers. 
SMART GROWTH
Smart Growth is based on principles opposite those of sprawl 
development. The focus of smart growth is to create:
 -mixed use communites: residential, retail, office, and civic
 functions within the same community
 -promote safety for pedestrians and bicyclists
 -provide mass public transit
 -infill parking and blighted areas of our cities to increase 

 densities

Manhattan chose to do the plan for Crosstown Development to 
limit sprawl, and to keep businesses close to Poyntz Avenue and 
its downtown core. The North End was intended to limit sprawl 
on the outskirts of Manhattan, but was still built in the model of 
unsustainable “big-box” development. The North End is a strip mall, 
a row of oversized franchise stores all oriented towards the major 
thoroughfare, Tuttle Creek Boulevard, with almost no reference or 
connection to the residential neighborhoods to the west and to the 
core downtown, Poyntz Ave. and the Mall, to the south.

The goal of this project is to continue to develop the North 
End and repair it for a future with less oil, less dependence on 
the automobile, public transit, more pedestrian activity, and a 
community with a focus upon local prosperity. An ancillary goal is 
to create connections between the North End and Manhattan’s core 
downtown, and the city-at-large bound together by the Transport 
2050 plan.

Each phase of development is triggered by an event that will cause 
drastic changes to our lifestyle and development patterns. The 
pattern of living today is already becoming unsustainable in the 
world’s current condition. It will only get worse in the future unless 
changes are made. 

The North End of downtown Manhattan is 
currently a suburban strip mall with only one 
main function: big-box retail. The North End 
is disconnected from the core of downtown, 
Poyntz Avenue. It is fully relient upon the 
automobile for customers to arrive from 
Manhattan, and from further out of town. The 
pedestrian access and safety to the North End is 
very limited because the majority of the site is 
dedicated to parking. The big-box stores are all 
oriented towards the major thoroughfare, Tuttle 
Creek Boulevard, and each have their own sea 
of parking in front, to ensure that the customers 
know that he or she can park their car and get 
to the store’s front door. 
Rows of housing have been built behind the big-
box stores to hide the backs of those buildings, 
and to create a buffer between this single-
use retail zone and the historic residential 
neighborhoods to the west. 
With growing advocacy for pedestrian and 
bicycle access within Manhattan, increasing gas 
prices, and demand for housing closer to one’s 
daily needs, the North End must continually be 
developed to accomodate the changing needs 
of Manhattan. Right now it only addresses the 
needs of the past, with no vision for the future.

Residential Units:
140 Units

Commercial Space:
250,000 SF

Parking:
1,400 Spaces

Phase 3 is built by 2050. The focus of 
development patterns is completely shifted 
away from sprawl by this time. The mixed 
use development along the street car line has 
been a great success. The dependence on the 
automobile is relieved and therefore 3rd Street 
within the North End becomes a pedestrian 
shopping street. It is still the streetcar corridor 
and open to bicyclists, but is now close to 
automobiles. 
People of all ages want to live and work here 
to be close to their needs and to public transit. 
4th Street is developed on the west side with 
rowhouses to add to the density of the area. 
Public park spaces are completed on the interior 
of the blocks. These areas are inviting to all 
those that frequent the North End and for 
those that live here, it becomes an amenity; an 
exterior place for them to enjoy and relax in. 
Further commercial, office, and residentail 
is built up on the cross streets towards Tuttle 
Creek Blvd. The linear corridor along the 
streetcar line has proven succussful over time 
and now developers are continuing this way. 
Going forward from this phase, beyond 2050, 
Manhattan will continue to develop in the 
pattern, along the transit lines. The end of the 
streetcar line is open and has the space for 
expansion further north, or to take a turn west 
towards campus, along Bluemont Ave. 

Residentail Units:
840 Units

50 Room Hotel

Commercial Space:
320,000 SF

Office Space:
200,000 SF

Parking:
1,260 spaces

Phase 1 would occur in the year 2025. With the 
Transport 2050 Plan for Manhattan, a historic 
streetcar line is built along Poyntz Avenue, 
revitalizing the commercial businesses in this 
area, and slightly detracting from the usual 
business within the North End. The big-box 
retailers push to extend the streetcar line North 
into their empty parking lots to create a greater 
link within the whole downtown of Manhattan. 
This extension of the streetcar line stimulates 
enough investment to realize the mixed use 
district the people of Manhattan originally 
intended the North End to be. By this time gas 
prices have risen to almost $10 per gallon and 
the streetcar is overloaded with riders. People 
cannot afford to drive everywhere like they 
used to and are beginning to rely on walking and 
public transit for most of their commuting and 
traveling within Manhattan. With this comes the 
need for more housing along the streetcar line, 
moving people closer to the amenities they wish 
for. 
The North End was a suburban strip mall with 
big-box stores facing in only one direction. 
This has left the opposite side of 3rd Street 
the optimal space for development along 
the streetcar line. Residential densities are 
increased to amounts to support this transit 
line, and the big-box stores are still managing 
to function as they always have, still gaining 
business from customers that arrive from further 
distances by automobile. For this reason, a 
parking structure is built between the North End 
and Poyntz to service those that still choose to 
use an automobile, and to lessen the impact of 
infilling so much of the existing parking lots.

Residential Units:
525 Units

Commercial Space:
375,000 SF

Office Space:
36,000 SF

Parking:
1,480 spaces

Phase 2 occurs in the year 2035. Until this time, 
the big-box stores were continuing to function 
as they always have. But the economic pressure 
of downsizing retailers and the decreased 
consumer interest, the big-box store model has 
failed. The larger retailers we have been used 
to, such as Wal-Mart, Target, Home Depot, etc. 
have changed their store model. They are no 
longer afraid to have a presence in urban areas, 
which they have been experimenting with for 
the last two decades. They have shrunk their 
footprints dramatically and have started to build 
vertically, with multiple stories. They have also 
adjusted the products they provide to service 
a more local economy. This helps to reduce the 
hidden costs of items due to manufacturing and 
transportation costs that were necessary for the 
old big-box stores to function. 
The North End of Manhattan no longer supports 
any expansive big-box stores, but still contains 
some of the same retailers. The big-box 
buildings are replaced with vertically mixed 
use developments. This completes the street 
on both sides to create an urban corridor along 
the streetcar line. The density is increased even 
further, being supported by the adjusted and 
added retailers along the streetcar line.
The North End no longer draws customers 
from as broad an area as it used to, therefore 
decreasing the usual traffic flow along Tuttle 
Creek Boulevard. The cross streets going through 
the North End are now extended across Tuttle 
Creek Blvd., creating more connections to the 
east. Tuttle Creek is also redesigned with slip 
streets on both sides to provide more parking 
within the vicinity of the North End corridor. 
Tuttle Creek is lined in the medians on both 
sides with trees which also help to slow traffic.

Residential Units:
770 Units

Commercial Space:
306,000 SF

Office Space:
133,000 SF

Parking:
1,750 spaces
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