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CHAPTER 1
INTRODUCTION
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Introduction
Carolyn Weill LeBauer passed away in March 2012, leaving her estate to the 
Community Founda  on of Greater Greensboro for the crea  on of a new public park 
in Downtown Greensboro.  As part of this generous bequest, Carolyn directed her 
estate to be used “for the crea  on of a public park for the benefi t and enjoyment 
of the general popula  on of Greensboro, par  cularly children and their families.”   

The Carolyn and Maurice LeBauer City Park (‘LeBauer Park’) will provide excep  onal 
recrea  onal equipment and ac  vi  es, as well as educa  onal opportuni  es and 
public art, all within an extremely a  rac  ve, well-landscaped se   ng.  To honor the 
bequest from Carolyn Weill LeBauer, the park’s programming will drive the design 
of the park, providing temporary and permanent park venues with a wide range 
of fl exible spaces with the ability to accept a variety of programs, ac  vi  es, and 
a  rac  ons throughout the year and seasonally.  

Upon comple  on of the programming and master planning work, the fi nal design 
team will be assembled possibly including; a landscape architect, an architect, a 
civil engineer, a structural engineer, ligh  ng designer, water feature designer, and/
or others depending on the approved concept.

The programming for the park creates a framework for revenue genera  on that 
provides for long-term maintenance and sustainability of the park. This park has 
the opportunity to establish a new “cultural campus” downtown, incorpora  ng 
surrounding sites such as the Greensboro Historical Museum, Greensboro Public 
Library, Children’s Museum, Cultural Center, Center City Park, the Downtown 
Greenway, and the future Steven Tanger Center for the Performing Arts (STCPA) 
among other key assets.

for the creation of a public 
park for the benefi t and 
enjoyment of the general 
population of Greensboro, 
particularly children and 
their families. "

"

Vision Statement
The goal of the LeBauer Park is to catalyze the redevelopment of 
Greensboro’s Cultural District by crea  ng a new cultural campus.  It 
will be defi ned by the Steven Tanger Center for the Performing Arts 
on the northwest corner, Center City Park on the southwest corner, 
and the Cultural Arts Center on the southeast corner.  The heart 
of the park will be defi ned by a large community gathering space, 
recrea  onal ac  vi  es for children and families, and a pavilion for 
fl exible entertainment and educa  onal opportuni  es.
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Site & Study Area
The LeBauer Park site is approximately 3.3 acres located on the exis  ng Fes  val 
Park and the former site of the YWCA building in Downtown Greensboro.  The site 
is bounded generally by Davie Street on the west, Summit Avenue and Lindsay 
Street on the north, Church Street on the east, and Friendly Avenue on the south.  

The size and form of the park emphasizes connec  ons that link the core of the site 
to adjacent public and private assets and areas, including fi ve (5) parking structures 
and several parking lots within a 5-minute walk or quarter mile of LeBauer Park site.  
The site sits centrally located within the core of downtown, one block east of Elm 
Street, the main street running north and south through downtown.  Two blocks 
east of the site, connec  ons along Lindsay Street and Friendly Avenue provide 
future connec  ons to a later phase of the Downtown Greenway, a pedestrian and 
bicycle trail crea  ng a loop around the core of Downtown Greensboro.  

Including the exis  ng paved courtyard and lawn area between the Cultural 
Center and Church Street Parking Deck would grow the proposed park area by 
approximately 0.4 acres.  This area off ers one of the few opportuni  es to u  lize 
new development to ac  vate the park’s edge, especially adjacent to an exis  ng 
parking deck and vacant lot to the south.  The long-term goal for this area will be 
driven by both the market demand and the fi nal recommenda  on for the op  mum 
size of the park.  The size of the park will be determined based on its ability to 
support the programming and maintenance strategy developed as a means to 
economically sustain LeBauer Park.  However, if this land is not included under the 
fi nal recommenda  on, considera  on should be given to trea  ng this area as an 
interim part of the park un  l the market can support an infi ll development.

FIGURE 1-1:  LEBAUER CITY PARK SITE WITHIN BROADER DOWNTOWN AREA

LeBauer Park Site

Downtown Greenway Boundary
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FIGURE 1-2:  LEBAUER CITY PARK IMMEDIATE SITE CONTEXT
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CHAPTER 2
REVIEW & ANALYSIS
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Review & Analysis
This sec  on provides an overview of the review and analysis conducted for the 
LeBauer Park project, both by the Client Team, consis  ng of the Community 
Founda  on of Greater Greensboro, Moser Mayer Phoenix, and the City of 
Greensboro Parks Department, in addi  on to the Katalyst Consultant Team, 
consis  ng of Katalyst, Inc., Biederman Redevelopment Ventures (BRV), and 
Halvorson Design Partnership, Inc.   This analysis includes a review of all base 
mapping informa  on; fl oor plans for surrounding buildings fron  ng the site; site for 
the future TCPA; park visits conducted by the Client Team; stakeholder mee  ngs; 
and a walking tour conducted by the Katalyst Consultant Team during Day 1 of the 
Working Session.  

Existing Conditions Analysis
The analysis of exis  ng condi  ons, both on-the-ground and with all base mapping 
data, evaluates the following cri  cal criteria:

• Key assets and adjacent land use, to understand the rela  onship of LeBauer 
Park to Center City Park, and how best to integrate and connect to key assets 
in the area, including but not limited to: the Cultural Center, Center City Park, 
Central Library, Historical Museum, historic village, and cemetery, Children’s 
Museum, future Steven Tanger Center for the Performing Arts (STCPA), 
Downtown Greenway, Renaissance Plaza, Center Pointe, VF campus, Elon Law 
School, Senior Resources of Guilford and Carousel development along Church 
Street

• Vacant and underu  lized parcels to iden  fy opportuni  es for infi ll 
development to ac  vate the edges of the park as well as encourage future 
development opportuni  es that benefi t from value created through LeBauer 
Park

• Dead zones that create poor edges along and connec  ons to LeBauer Park 
(blank walls, backs of buildings, surface parking lots, non-pedestrian-friendly 
streets, etc.) that need to be addressed 

• Lane geometries and exis  ng traffi  c condi  ons to iden  fy public realm 
improvements that enhance pedestrian and bicycle connec  vity to LeBauer 
and Center City Park within the broader downtown environment  

• Parking facili  es, including the Church Street Parking Deck and all other 
parking structures and lots within a 5-minute walk of the site, to understand 
how best to leverage and maximize exis  ng parking facili  es

• Key stakeholders and property ownership, to iden  fy partners, including 
corpora  ons, businesses, public ins  tu  ons, universi  es, and downtown 
residents, to iden  fy the range of park programs to be off ered within LeBauer 
Park and any internal ac  vi  es that might become future park programs 

The key to the success of LeBauer Park is dependent on a programming strategy 
that is able to capture a realis  c percentage of the Greensboro community on 
a daily basis to create a “buzz” making the park feel invi  ng, comfortable, and 
safe due to it being populated with people.  A park that is too big for its support 
popula  on struggles with a  rac  ng the right amount of people, while a park that 
is too small will fall short of the spa  al requirements needed for programming to 
create a revenue-genera  ng park.  

This exis  ng condi  ons analyses criteria will support addi  onal demographic 
data to iden  fy the appropriate size of LeBauer Park for Downtown Greensboro, 
how best to ac  vate its edges, integrate with Center City Park, and to create right 
connec  ons within downtown and adjacent neighborhoods. 
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Context North of the Site 

The LeBauer Park site is currently fronted by the back side of several public buildings.  
On the north of the site are the Historical Museum and the First Presbyterian 
Church Cemetery.  The Historical Museum, built in 1812, was a former Presbyterian 
church and served as a confederate hospital during the American Civil War.  The 
building is listed on the Na  onal Register of Historic Places.  The primary entrance 
to the Historical Museum is located at the corner of Lindsay Street and Summit 
Avenue, with the secondary entrance located along Summit Avenue close to the 
southern  p of the L-shaped building.  Just south of the secondary entrance along 
Summit Avenue is the Martha Garner Price Memorial Garden.  An exis  ng tree line 
separates the garden from LeBauer Park and hides most of the Historical Museum’s 
south facing façade from the future park.  Due to the historic nature of this building, 
a  emp  ng to ac  vate the southern face poses challenges, but removing the tree 
line improves visibility and the building’s physical presence on the park.  

Approximately 50 feet east of this tree line, past the exposed southern face of the 
Historical Museum, sits the cemetery.  The en  re southern stretch of the cemetery 
that faces the park is lined by a brick wall.  The cemetery was designed as a botanical 
garden with informa  onal signs depic  ng the arrangement of fl ora and loca  on 
throughout the cemetery.  This garden-like quality of the cemetery provides a 
tranquil environment just adjacent to the park, with one of its three entrances 
on the southwest corner of the cemetery against LeBauer Park.  If the cemetery 
is made to be more accessible, it provides a cri  cal pedestrian connec  on from 
LeBauer Park to the Historical Museum, the historic 18th and 19th century homes 
in Mary Lynn Richardson Park operated by the Historical Museum on Church Street, 
and the Children’s Museum across Church Street.  While the cemetery is not a 
physical park space within LeBauer Park, the park design should explore how be  er 
to engage the cemetery as it off ers a great amenity, programming opportuni  es, 
and improved connec  vity to key assets on the northern part of the site.
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FIRST PRESBYTERIAN CHURCH CEMETERYHISTORICAL MUSEUM: SECONDARY ENTRANCE ON SUMMIT AVE

MARTHA GARNER PRICE MEMORIAL GARDENMARY LYNN RICHARDSON PARK
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Context East of the Site

To the east of the site is the Greensboro Public Library.  The primary entrance to 
the library is located on Church Street, central to an arcade that runs the length 
of the eastern façade.  The main service area is located on the northern end of 
the property with access from Church Street, and a secondary service area is 
located on the back side of the building facing the park.  The secondary service 
area is accessed from a drive aisle between the library and Church Street parking 
deck providing access to a surface parking lot originally servicing the YWCA.  The 
secondary service area, once screened by the YWCA building that was torn down, 
will need to be addressed as part of the park design.  

While some of the service features such as the dumpsters and few parking stalls 
may have the ability to be relocated or removed altogether, the roll-up garage door 
will require access.  New park development opportuni  es exist to screen the back 
side of the library, and a secondary entrance to the park should be considered on 
the south face of the building to be  er integrate the library with the new park.  The 
entry drive near this proposed secondary entrance and YWCA surface lot should be 
reclaimed as park space, elimina  ng the vehicular access point.  Trea  ng this area 
as part of the park helps emphasize the library’s connec  on to the park as well 
as off ers new opportuni  es to be  er screen the north face of the Church Street 
Parking Deck.  

A new pedestrian crossing should be considered for this new park “fi nger” between 
the library and parking deck.  This new crossing provides a connec  on opportunity 
to the future senior center development and carousel on the northeast corner of 
the Church Street and Friendly Avenue intersec  on.  Strong considera  on should 
be given to reloca  ng the access point to the Children’s Museum surface parking 
lot to create an opportunity for some form of iconic feature that might be  ed to 
the Children’s Museum.  This iconic feature creates a terminus vista to this LeBauer 
Park fi nger and helps emphasize the connec  on from the park to assets on the east 
side of Church Street.  

For the concentra  on of public facili  es that a  ract children and families on Church 
Street, this corridor appears to be too wide for the amount of traffi  c that it serves 
and is in need of an enhanced streetscape treatment to make it more pedestrian-
friendly.  Church Street is an important north-south corridor in downtown that 
terminates on the Greensboro Galyon Transporta  on Center.  Considera  on 
should be given to whether this visual and physical connec  on to the transit hub 
in downtown should consider a more Complete Streets strategy.  This Complete 
Streets strategy may include alloca  on of the exis  ng right-of-way to reduce 
roadway width dedicated vehicular needs to accept, in some capacity, bicycle 
lanes and enhanced landscaping as a connec  on to the park.  Some ci  es have 
found great success in enhancing streetscapes similar to Church Street through 
demonstra  on projects.  

These demonstra  on projects use more temporary and lower cost design features 
to add vegeta  on and create bicycle lanes without changing the physical nature of 
the exis  ng street (curb and gu  er).  This allows for desired goals to be tested at 
more nominal costs than more expensive permanent streetscape enhancements. If 
successful, these temporary improvements may become permanent.  Whether this 
becomes an improvement installed from Summit Avenue to Washington Street, 
improvements should be considered, at minimum or as a fi rst phase, for the sec  on 
from Summit Avenue to Friendly Avenue.
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GREENSBORO PUBLIC LIBRARY SERVICE AREA AGAINST THE PARKGREENSBORO PUBLIC LIBRARY:  MAIN ENTRANCE ON CHURCH STREET

GREENSBORO CHILDREN’S MUSEUM & CHURCH STREETCHURCH STREET PARKING DECK
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Context South of the Site

The southern edge of LeBauer Park consists of the Church Street Parking Deck, the 
backside of the Cultural Center, including the Europa Bar Café and a hardscaped 
pa  o area, and a lawn area between the Cultural Center and deck with a pedestrian 
walkway connec  ng south to Friendly Avenue.  All of these spaces along LeBauer 
Park are linked along a paved walkway running from Church Street to the northeast 
corner of Center City Park on Davie Street.  As men  oned earlier, design a  en  on 
for the park will need to be paid toward screening or ac  va  ng in some manner the 
approximately 240-foot long face of the Church Street parking deck facing the park.  
The lawn area and hardscaped pa  o area between the deck and main building of 
the Cultural Center, as well as the surface parking lot to the south along Friendly, 
present the opportunity for infi ll private development as an ac  vator on the park.  
The current drop-off  area for the Cultural Center which happens on Davie Street 
can be relocated within this new development pad to create a shared drop-off  area 
accessed off  of Friendly Avenue.  

The Cultural Center provides four levels of galleries, studios, classrooms, rehearsal 
space, and offi  ces with tenants that include the African American Atelier, Art 
Alliance, Bel Canto Company, Broach Theater, Center for Visual Ar  sts, City Arts, 
Community Television, Community Theatre of Greensboro, Eastern Music Fes  val, 
Green Hill Center for North Carolina Art, Greensboro Ballet, Greensboro Opera, 
Greensboro Symphony Orchestra, Guilford Na  ve American Art Gallery, Dance 
Project, Triad Pride Men’s Chorus, and Arts Greensboro.  

All of these tenants are assets and provide a tremendous opportunity for 
cra  ing LeBauer Park programming to broaden their visibility in the community, 
but currently are not genera  ng revenue to sustain this cultural amenity in the 
downtown and broader community.  Increasing the awareness of these tenants in 
the community through park programming may off er assistance in enhancing their 
business endeavors, providing tenants the ability to aff ord higher rents than the 
Cultural Center is currently able to charge to maintain its tenants.  

All of the internal func  ons of the Cultural Center, including several galleries on 
the main level, are situated off  of a mul  -story atrium space that slices through 
the building at an angle.  This atrium connects the main entrance to the building 
on Davie Street to the secondary main entrance on the east side of the building 
near the exis  ng lawn area.  Considera  on might be given toward reposi  oning 
the atrium to be a more a  rac  ve and visible space, inves  ng money to make it 
feel more public than private.  Treatments for the atrium might include opening 
the atrium up to the outdoors; removing and rebuilding the circula  on elements 
in another loca  on to free up the space; or u  lizing art to make it more appealing 
during the day and ligh  ng to make it more appealing during the night.  

The Europa Bar Café is the only part of the northern face of the Cultural Center that 
has an ac  ve presence on the future park.  The park should consider be  er ways of 
engaging the café as a use on the park, including how the main entrance addresses 
and connects to the park, as well as removing the heavy landscaping around its 
outdoor dining area to make it a more visible café amenity.  The café sits at a cri  cal 
posi  on linking the exis  ng Center City Park and future LeBauer Park, and the café 
should capitalize on its loca  on between both spaces.  

The Cultural Center has various fi nished fl oor levels on the north side of the building 
facing onto the park.  A conference room that opens onto the hardscaped pa  o sits 
partly below the grade of the park by approximately three (3) feet. The Europa 
Bar Café sits on the main level of the Cultural Center, with stairs leading up to its 
entrance on the park.  The protruding wing of the Cultural Center extending toward 
the park has windows on all fl oors but no opening out onto the park.  The top fl oor 
of this wing can  levers out above the bo  om three fl oors, supported by a steel 
structure.  The park design or programming might consider fi nding a way to be  er 
u  lize the space underneath the can  lever to create a be  er ac  vated edge while 
not obstruc  ng dayligh  ng for the spaces within the building.  One considera  on 
might be a  aching a retractable screen than can become a video wall or super-
graphic.
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PATIO AREA ON EAST SIDE OF THE CULTURAL CENTER ALONG THE PARKTHE CULTURAL CENTER & EUROPA BAR CAFE

POTENTIAL INFILL DEVELOPMENT SITE ALONG FRIENDLY AVENUELAWN AREA BETWEEN THE CULTURAL CENTER AND CHURCH STREET DECK
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Context West of the Site

To the west of LeBauer Park between Davie Street and Elm Street is the future 
Steven Tanger Center for the Performing Arts (STCPA) site to the north, Renaissance 
Plaza and parking deck, and Center City Park to the south.  The performing arts 
center, as a new facility, has the ability to be planned in concert with LeBauer Park 
in a way the exis  ng public facili  es are unable.  By planning both together, the 
STCPA’s design is able to respond in an urban fashion to Elm Street, the “main 
street” of downtown, and create an ac  ve frontage and visual terminus to the park 
that feels seamless.  

With mul  ple parking facili  es located in close proximity to the STCPA and park, 
leveraging exis  ng parking facili  es by maximizing their u  liza  on rates may 
relieve dependence on the surface parking lot for the STCPA planned for along 
Summit Avenue and Lindsay Street.  Emphasizing parking structures, such as the 
Church Street deck, help to push foot traffi  c through the park, making the park 
part of the performing arts experience, while also driving a culture of walking; thus 
providing an enhanced downtown experience over parking in close proximity to 
one’s des  na  on.  

Renaissance Plaza, and all the development surrounding Center City Park, including 
Center Pointe, create a skyline backdrop to LeBauer Park and draw the eye toward 
Center City Park and Elm Street.  While the Renaissance Plaza provides a visual 
focal point to LeBauer Park, its parking structure creates the main façade for the 
development that fronts directly on the future park.  Several mature trees help 
screen the deck visually, but the ground fl oor of the deck is not ac  vated. The design 
of the park should consider addi  onal ways to be  er u  lize the deck in the overall 
park experience.  The deck, however, was constructed with a building laminated on 
the north face of the deck, designed to support a retail use.  The park and STCPA 
may drive renewed interest in a restaurateur taking that space.   The loca  on of the 
entrance in close proximity to this poten  al retail space presents opportuni  es for 
outdoor dining areas to wrap the corner of the deck to help ac  vate the sidewalk. 
Center City Park, while well-designed, was not designed to be heavily programmed 

as will be the case for LeBauer.  

Trying to u  lize Center City Park for major events and programs, while possible, has 
posed challenges from how carved up the park is on its edges, the lack of shade 
in the spaces surrounding the main lawn, and the main lawn ge   ng beat up from 
high foot traffi  c for events.  However, Center City Park, which was not designed for 
such programming, is and will con  nue to be, an important urban public space in 
Downtown Greensboro.  The design of LeBauer Park should an  cipate carrying the 
load for exis  ng and future programs in downtown.  Similarly, the serpen  ne water 
feature has been an iconic piece of Center City Park.  LeBauer Park should consider 
ways to con  nue the theme of water from Center City Park, but in the form of more 
interac  ve water features where people, especially kids, can play freely.

Enhancements to Davie Street should be explored to be  er connect the two park 
spaces as part of a broader park experience.  The ability exists to reduce some of 
the parallel parking on the street to extend the curb and add enhanced landscaping 
to make a sec  on of Davie Street feel more park-like and easier to cross for 
pedestrians.  For major events in the evening and on the weekend, Davie Street 
can con  nue to be closed to vehicular traffi  c from the Renaissance Plaza parking 
deck entrance to Friendly Avenue.

Part of the park programming strategy for LeBauer Park is the use of moveable 
tables and chairs throughout the park versus fi xed furniture, which allows park 
users the freedom to posi  on themselves throughout the park.  The same use of 
moveable furniture might be applied to Center City Park to encourage broader 
use of the park without changing its overall design.  Addi  onally, a future park 
restaurant might be considered at the northeast corner of Center City Park 
adjacent to its serpen  ne fountain along Davie Street and as an ac  vator to both 
park spaces.  This can become a new terminus vista to the pedestrian path running 
along the southern edge of LeBauer Park from Church Street to Davie Street.
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RENAISSANCE PLAZA AND PARKING DECK ON DAVIE STREETFUTURE STEVEN TANGER CENTER FOR THE PERFORMING ARTS SITE

DAVIE STREET CONNECTING LEBAUER PARK TO CENTER CITY PARKCENTER CITY PARK & CENTER POINTE CONDOMINIUM TOWER 
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LeBauer Park Site

The core of the LeBauer Park site includes an exis  ng performance stage as a part 
of Fes  val Park.  While an asset for big fes  vals or events, the stage and structure 
are not a  rac  ve, and creates a visual and physical barrier in the park that results 
in wasted space between the back of the stage and the Historical Museum.  This 
le  over space is further compounded by the treatment of the back-of-house 
space for the stage which consists of an exposed storage area for trash containers, 
enclosed by hedge rows and an exis  ng brick wall.  

The main events lawn of Fes  val Park sits between the stage and the Cultural 
Center, gently sloping as it moves closer to the stage.  Between the events lawn 
and the library is the surface parking lot for the former YWCA building and a 
grassed-in former YWCA building site.  The lawn area on the former YWCA site is 
slightly higher in grade eleva  on than the surface parking lot and secondary service 
area next to the library.  The fi nal design for LeBauer Park will have to address 
these natural grade changes, exis  ng fence, stage and structure throughout the 
core of the site.  Considera  on should be given to repurposing brick and/or metal 
salvaged with the demoli  on of these exis  ng features. Addi  onally, if the loca  on 
of exis  ng mature trees poses an obstacle for the desired fi nal design of the park, 
considera  on should be given to preserving and reloca  ng trees within the fi nal 
design of the park.

FORMER YWCA SITE (SECONDARY OVERFLOW PERFORMANCE SPACE)
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AREA BEHIND THE AMPHITHEATER STAGE PRICE BRYAN PERFORMANCE PLACE & AMPHITHEATER AT FESTIVAL PARK

FORMER YWCA SURFACE PARKING LOTWALL/FENCE FROM FORMER YWCA SITE ADJACENT TO STAGE
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Park Visits by Leadership Team

Several members of the Community Founda  on of Greater Greensboro, Moser 
Mayer Phoenix Associates, and the City of Greensboro Parks & Recrea  on 
Department conducted a series of park visits.  These park visits served as a means 
to evaluate and learn from great park spaces throughout the country to be  er 
understand what programming elements were desired for LeBauer Park and 
might be successful.  During these park visits, the Leadership Team photographed 
and toured the following parks and open spaces which become a founda  on of 
informa  on u  lized by the Katalyst Team:

• Asheville Streetscapes/Other Features, Asheville, NC
• Bryant Park, New York, NY
• Central Park, Playa Vista, CA
• Ge  y Center, Los Angeles, CA
• Grand Park, Los Angeles, CA
• Highline, New York, NY
• Klyde Warren Park, Dallas, TX
• Lincoln Center, New York, NY
• Madison Square Park, New York, NY
• Pack Square, Asheville, NC
• Pasadena Central Park, Pasadena, CA
• Pritchard Park, Asheville, NC
• Union Square & NYC Pocket Parks, New York, NY
• Washington Square, New York, NY

Bryant Park

Ge  y Center
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Klyde Warren Park

Pack Square

Madison Square Park

Lincoln Center

Grand Park

High Line Central Park - Playa Vista
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CHAPTER 3
WORKING SESSION & DESIGN ALTERNATIVES
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Working Session
On August 27th 2013 at the offi  ces of the Community Founda  on of Greater 
Greensboro, Katalyst and Biederman Redevelopment Ventures (BRV) conducted a 
three-day Working Session.  Base maps, analyses, precedent studies, and ini  al 
programming ideas developed for the Working Session were u  lized to solicit 
feedback from key leadership groups, commi  ees, and stakeholders during a series 
of mee  ngs held over the fi rst two days of the Working Session.     

The following is a summary of consistent themes and feedback received during the 
stakeholder outreach process.  

Programs/Amenities

• “A Park for all Seasons” – programs throughout the year that change with the 
seasons

• Park programs should be mul  -genera  onal: family, children, seniors, 
teenagers, adults and young professionals

• Leverage ac  vi  es in adjacent uses for establishing some of the park’s 
programming

• Children’s park with themed playground, interac  ve water feature, and kid’s 
programs/ameni  es

• Find a way to capitalize on alcohol sales as a revenue source within the park
• Incorporate more food op  ons into the park – may receive pushback from 

downtown restaurants
• Need security in the park in some form
• Find right operator and price point for signature park restaurant
• Integrate food trucks
• Consider temporary programming as a test while exis  ng park is s  ll opera  onal 

during design
• Need programs and func  ons that drive revenue and builds upon, rather than 

disrupts, exis  ng programs in adjacent des  na  ons/uses

• Showcase products developed by local universi  es
• There is a small teaching kitchen at the Children’s Museum, and they would 

love to do demonstra  on cooking classes
• Simulcast events at the Steven Tanger Center for the Performing Arts (STCPA), 

Triad Stage, Carolina Theater, and other performing arts or sports-related 
events

• There is a BBQ tradi  on in Greensboro, how can that be expanded
• Off er free classes in the park to promote local businesses (eg. Yoga, Zumba, 

etc.)
• Consider including an area for catering – maybe  ed to a commercial kitchen

Connections

• Create a strong link between LeBauer Park, Center City Park, & Steven Tanger 
Center for the Performing Arts (STCPA)

• Create strong connec  ons to adjacent public and private assets (exis  ng & 
planned)

• Create an obvious link to the Greenway
• Treat connec  ons to other places as important as the park itself
• Address broader connec  ons that lead people to and from LeBauer Park
• Break down the concrete jungle of Church Street and other connec  ons

Design Considerations

• “Let plants be the start” – focus on beauty through plants, fl owers, and green 
space

• Integrate technology beyond Wi-Fi
• Celebrate color in the park
• Address storage in the park (maintenance equipment, etc.)
• Create ample shade in the park for comfort, especially on hot days 
• Create a “posi  ve emo  onal response” through design and programming of 

the park to off er things that engage all of the senses
• Plan for fl exibility
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• The park should have a clear brand and message about its role in the community
• Ligh  ng is a cri  cal design element for comfort and safety at night
• Be inten  onal about sustainability strategies
• Be  er u  lize the pa  o area to the Cultural Center fron  ng on the park
• Design needs to drive young people to downtown, especially how to engage 

teenagers
• Be  er engage underu  lized space in the Cultural Center
• Create “laminate” housing on the Church Street parking deck
• Costly to maintain too much ornamental garden space
• U  lize roofs of buildings for gardening and other green roof best prac  ces
• Consider using shipping containers or other interim structures as a temporary 

retail/restaurant solu  on for the park un  l a permanent operator can be found
□ Referenced a container project in Bangor, Ireland
□ Took 2 years for Bryant Park in New York to fi nd the right restaurant 

operator to open on the park
□ Innova  ve approach to ge   ng something implemented in the park sooner
□ Sustainable demonstra  on project that can become unique to Greensboro 

and the region
□ Interim buildings might be  ed to an incubator strategy for growing retail 

in downtown

Address Park Edges

• Ac  vate park edges, including the crea  on of civic front doors for buildings 
backing to the park 

• Make Davie Street feel like part of the park as it makes a connec  on to Center 
City Park

• Infi ll development opportuni  es to get more people living and working around 
the park

• Be  er engage Europa Bar Café – address outdoor dining area
• Need a 300-seat indoor mul  -purpose space

• Explore pu   ng plants on walls, water walls, and video walls to de-emphasize 
the concrete and blank walls as edges to the park (especially parking decks)

• Do not close Davie Street permanently

Park Management

• LeBauer Park Management group should have a physical presence on the park
• Iden  fy the appropriate management model and how that engages the 

exis  ng Center City Park – one management group?
• Test sponsorship poten  al to properly gauge expecta  ons
• Have a maintenance plan developed concurrent with the design
• There has generally been a challenge with maintaining all public park spaces 

operated by the City with given annual budgets
• Need an educa  onal piece as part of the park’s business plan so people 

understand why the park is designed the way that it is
• Who is the right group to manage the park – is it the city?
• City Parks and Recrea  on Department is open to crea  ng a separate staff  for 

managing urban parks versus suburban parks
• How does the park address homeless issue currently present in Center City 

Park
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• Children’s Playground (themed?)
• Interactive Water Features
• Food trucks
• Vendor Carts
• Cooking demonstration classes
• Wi-Fi
• Interactive Kiosks
• Video Screens
• Temporary or Permanent Stage
• Beer Garden
• Wine Tasting Room
• Park Restaurant
• Food Kiosks
• Commercial Kitchen
• Seasonal Gardens or Botanical 

Gardens
• Butterfl y Garden
• Simulcast for STCPA and Other Major 

Events
• Movies in the Park
• Reading Rooms
• Festivals and Events (BBQ, Fun 

Fridays, First Fridays, Dr. Seuss 
Day, Holidays, Big Puppet Festival, 
Talent Shows, Cosplay [Comic-Con], 
Drumline/Drum Circle, Film Festival, 

Winter Lights Festival, Music, etc.)
• Concert Series
• Safety Programs
• Public Restrooms
• Storage Area/Facility
• LeBauer Park Management Offi  ce
• Rotating or Permanent Public Art/

Sculptures
• Battle of the Video Bands (Guitar 

Hero/Rock Band Challenges on Big 
Screen)

• Battle of the Bands
• Poetry Slams, Spoken Word, & GSO 

Poetry
• Storytelling 
• Outdoor Plays and Musicals, Including 

High School and College Productions
• Buskers or Street Performers
• Non-Denominational Chapel 

(Contemplation, Quiet Zone – Near 
Cemetery)

• Pond for Model Boats
• Experiential Marketing, ex. Keurig
• Skating Rink
• Skate Park
• Bicycle Rental Facility/Bike Share

• Zip-Line
• Chess, Checkers and other Board 

Games
• Bocci/Petanque
• Croquet Field
• Sledding Hill
• Sculpture Park
• Vegetated, “Living” Walls
• Blues Alley
• Maze
• Flea Market
• Alcohol-Free Zones in the Park 
• Educational & History Displays
• Equality & Justice Quotes tied to Civic 

Rights Movement
• Reenactments – Engage Cemetery
• Show Promotions
• Fitness Classes (Yoga, Zumba, etc.)
• Fitness Equipment
• Teaching Kitchen
• “Four Seasons” Garden
• Farmers Market
• Incubator Retail
• Cooking School/Cooking 

Demonstrations
• Horseshoes

Potential Programs Identifi ed by Stakeholders to be Considered Based on Feasibility
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The "Edges"

Constraints

• Buildings back to the park
• Exposed parking deck faces
• Grade changes along Cultural Center
• Landscaping hides Europa Bar Café dining area and Historical Museum
• Cemetery Wall
• Stage creates a visual barrier
• Ease of pedestrian connec  ons to key assets across Davie and Church 

Streets

Opportunities

• Crea  ng a terminus vista with Steven Tanger Center for the Performing 
Arts (STCPA)

• New infi ll development to create ac  ve park edges
• Engage cemetery as connec  on to Church Street
• Expose museum façade to park 
• Ac  ve building entrances near or facing the park
• Be  er engage Europa Bar Café dining pa  o
• "Road diet" on Davie & Church Streets

FIGURE 3-1:  CONSTRAINTS DIAGRAM FIGURE 3-2:  OPPORTUNITIES DIAGRAM

Cultural Cultural 
CenterCenter

Cultural Cultural 
CenterCenter

Renaissance Renaissance 
PlazaPlaza

Renaissance Renaissance 
PlazaPlaza

Center Center 
PointePointe

Center Center 
PointePointe

SunTrust SunTrust 
BankBank

SunTrust SunTrust 
BankBankWells Wells 

FargoFargo
Wells Wells 
FargoFargo

Historical Historical 
MuseumMuseum

Historical Historical 
MuseumMuseum

Central Central 
LibraryLibrary

Central Central 
LibraryLibrary

Children’s Children’s 
MuseumMuseum

Children’s Children’s 
MuseumMuseum

Children’s Children’s 
MuseumMuseum

Parking LotParking Lot

Children’s Children’s 
MuseumMuseum

Parking LotParking Lot

Carousel Carousel 
(Future)(Future)

Carousel Carousel 
(Future)(Future)

Senior Senior 
Center Center 

(Future)(Future)

Senior Senior 
Center Center 

(Future)(Future)

First Presbyterian First Presbyterian 
Church CemeteryChurch Cemetery

COGCOG COGCOG

Downtown Downtown 
Marriott Marriott 

HotelHotel

Downtown Downtown 
Marriott Marriott 

HotelHotel

Center City Center City 
ParkPark

Center City Center City 
ParkPark

Governor’s CourtGovernor’s Court Governor’s CourtGovernor’s Court

Church Street Church Street 
Parking DeckParking Deck

Church Street Church Street 
Parking DeckParking Deck

Davie Street Davie Street 
Parking DeckParking Deck

Davie Street Davie Street 
Parking DeckParking Deck

Bellemeade Street Bellemeade Street 
Parking DeckParking Deck

Bellemeade Street Bellemeade Street 
Parking DeckParking Deck

E. FRIENDLY AVENUE E. FRIENDLY AVENUE

E. LINDSAY STREET E. LINDSAY STREET

N
. G

RE
EN

E 
ST

RE
ET

N
. G

RE
EN

E 
ST

RE
ET

N
. E

LM
 S

TR
EE

T

N
. E

LM
 S

TR
EE

T

N
. D

AV
IE

 S
TR

EE
T

N
. C

HU
RC

H 
ST

RE
ET

Mary Lynn Mary Lynn 
Richardson ParkRichardson Park

SU
M

M
IT 

AVEN
UE

1 1
2

23
34
45
56
67
7

First Presbyterian First Presbyterian 
Church CemeteryChurch Cemetery

Mary Lynn Mary Lynn 
Richardson ParkRichardson Park

N
. D

AV
IE

 S
TR

EE
T

N
. C

HU
RC

H 
ST

RE
ET

SU
M

M
IT 

AVEN
UE



LeBauer Park Conceptual Park Master Plan & Programming Strategy 23

Initial Design Concepts
During the fi nal days of the Working Session, three (3) preliminary concept design 
alterna  ves were developed for LeBauer Park based on exis  ng condi  on analysis, 
precedent urban parks, and feedback during the working sessions.  The design 
alterna  ves include:  the “Town Square,” the “Mall,” and the “Avenue.”  

As each of the ini  al sketches were developed, par  cipants of the Working Session 
and Client Team stopped in periodically to dialogue and provide comment as each 
concept was developed.  While each alterna  ve is diff erent, the framework guiding 
the development of each park master plan is rooted in crea  ng circula  on elements 
that link to adjacent assets and serve as the organiza  on elements driving the 
orienta  on of the park.  Each alterna  ve is discussed in further detail to iden  fy 
pros and cons or each scheme.  
  

Alternative 1
The "Town Square"

Alternative 2
The "Mall"

Alternative 3
The "Avenue"

LeBauer Park

Main Vehicular Connections

Main Pedestrian/Destination Connections 
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Alternative 1 - The "Town Square”

Design Alterna  ve 1 for LeBauer Park creates a square-shaped park with a series of 
park rooms fl anking a central events lawn.  In order to increase access and visibility 
to the park beyond Davie Street, Design Alterna  ve 1 begins to reconnect the 
exis  ng urban street grid of downtown to break down the super-block nature of 
the site.  These streets defi ne the park’s boundaries and give exis  ng buildings 
such as the Historical Museum, Central Library, Cultural Center, and any future infi ll 
developments a physical street address and presence on the park.  

These new streets will have a  ght vehicular right-of-way to priori  ze pedestrian 
movement as part of the downtown park experience, while facilita  ng slower 
vehicular speeds along the park’s edges.  The streets forming the edges of the park 
will be extensions of the park with a pavement treatment that creates a strong 
visual connec  on with the park’s design.

Pros

• Importance of Streets & Urban Block Sizes:  Emphasizes the importance of 
streets and appropriately sized development blocks for facilita  ng clear, public 
pedestrian and vehicular connec  ons more conducive to walking in an urban 
environment.  Access, walkability, and visibility to the park improve through the 
addi  on of streets, and streets can be designed to emphasize the pedestrian 
and a park experience. 

• Buff ered Events Lawn/Op  mum Solar Orienta  on:  Davie Street will have the 
most vehicular traffi  c for streets crea  ng a physical edge to the park.  This 
alterna  ve creates a central events lawn that can be buff ered from vehicular 
traffi  c on Davie Street.  The orienta  on of the lawn creates the op  mum 
condi  on to maximize daylight, minimizing impact of the sun’s loca  on at 
sunset and disrup  ng events or ac  vi  es occurring in the lawn.

• Streets as Hardscaped Park Space:  Streets can be closed to vehicular traffi  c 
during parts of the day or for special events crea  ng a hard surface that can 
absorb more wear-and-tear, especially for events requiring trucks or trailers.

• Emphasis on Davie Street:  Orienta  on of park focuses toward Davie Street 
off ering the ability to create strong connec  ons to the exis  ng Center City Park 
and future Steven Tanger Center for the Performing Arts along this street.

• Classical/Tradi  onal Form:  Takes on a classically-shaped square/rec  linear 
form similar to urban parks found in other downtown or urban environments.

• Physical Street Presence for Exis  ng Buildings:  The circula  on pa  erns that 
defi ne the “square” creates a front door to exis  ng civic, cultural, and private 
assets, as well as le   over spaces that can be u  lized as addi  onal park space or 
opportuni  es for future infi ll development to be  er ac  vate the park’s edges.

• New Infi ll Development Opportuni  es/Park Expansion:  The new street grid 
creates le   over spaces that become opportuni  es for new infi ll development, 
which might include uses  ed to the park itself such as restaurants or cafes.  
Depending on what size LeBauer Park needs to be, some of these spaces can 
be u  lized as addi  onal park space, either permanently or in the interim un  l 
the market supports new infi ll development. 

Cons

• Exis  ng Buildings/Structures Backing to the Park:  While a strong urban move, 
the addi  on of streets exposes some of the exis  ng harsh edges to the park 
created by buildings and parking structures backing to the park.  The park 
budget does not cover upgrades to the buildings and owners may not have 
the resources to architecturally enhance or modify buildings or structures to 
create improved park edges.  

• Size Limita  ons/Cohesive Park Space:  U  lizing the exis  ng street grid to 
defi ne the park limits the overall size the park can be as a con  guous space, 
which may or may not be able to support the programs that will be defi ned 
for the park.  If addi  onal space is required for the park, having space across 
a street would not be ideal and may not be seen as an extension of the park.  
Considera  on might be given to closing the streets along the north and east 
edges of the park as pedestrian only promenades, providing limited access to 
vehicles for special events.
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FIGURE 3-3:  DESIGN ALTERNATIVE 1 - THE TOWN SQUARE
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Alternative 2 - The "Mall”

LeBauer Park under Design Alterna  ve 2 becomes the civic terminus to Davie 
Street, with a rectangular-shaped park crea  ng a physical connec  on from the 
site across Davie Street to the future Steven Tanger Center for the Performing 
Arts (STCPA).  To allow the park to be a terminus to Davie Street, Summit Avenue 
is broken and reconfi gured to  e back into the exis  ng street fabric.  Access to 
the parking structure and curb-side drop off  areas for Renaissance Plaza is s  ll 
maintained under scheme.  

The orienta  on of the park allows the design for the future STCPA to anchor one 
end of the primary park axis and u  lizes le   over spaces for new infi ll development 
to ac  vate the other end and sides of the park.  Along the secondary axis, a strong 
pedestrian connec  on to Center City Park across Davie Street is emphasized and 
anchored by two park retail pavilions.  The scheme s  ll allows opportuni  es for 
exis  ng buildings, such as the Historical Museum, Central Library, and Cultural 
Center, to have a civic presence on the park, but limits the amount of investment 
needed to modify these facili  es to have a more iconic presence on the park.

Pros

• Strong Rela  onship to STCPA:  The orienta  on of the park creates a strong 
and physically connected rela  onship between LeBauer Park and the Steven 
Tanger Center for the Performing Arts.

• Davie Street Terminus Vista:  Spanning the park across Summit Avenue/Davie 
Street allow LeBauer Park and the STCPA to physically terminate Davie Street 
in a civic manner.  

• Places focus on the Heart of the Cultural District:  This directs vehicular and 
pedestrian traffi  c to the center of the cultural hub of downtown, linking all 
adjacent uses through a central, programmable park.

• Buff ered Events Lawn:  Similar to Alterna  ve 1, this alterna  ve minimizes the 
impact of vehicular traffi  c on the park experience and buff ers the edges of the 
events lawn.  

• Resolves the Davie and Summit Intersec  on:  The park design eliminates 
vehicular issues from visibility in making turns at the intersec  on of Davie 
Street and Summit Avenue.

• New Infi ll Development Opportuni  es/Ac  ve Park Edges:  Reclaiming parts of 
Davie Street and Summit Avenue creates a larger park infl uence area than the 
other two alterna  ves.  This allows for addi  onal land on the park site to be 
u  lized for infi ll development.  Exploring new infi ll development creates the 
greatest opportuni  es to ac  vate the parks edges without inves  ng too much 
public resources in upgrading exis  ng buildings backing to the park.  

• Axial Rela  onship to Center City Park:  The parks orienta  on allows for a 
pedestrian connec  on through to park pavilions across Davie Street to Center 
City Park.  

• Maximizes Available Land for a Con  guous Park:  Diff erent from Alterna  ve 
1, this alterna  ve preserves land within the site dedicated to parks instead of 
park streets.  Same connec  ons are provided through pedestrian connec  ons 
 ed to the park rather than streets.

Cons

• Reduces Vehicular Access Through the Site:  Having the park span across Davie 
Street/Summit Avenue further reduces the limited vehicular accessibility 
through the broader cultural district area crea  ng a much bigger super-block 
condi  on that exists today.

• Unable to Control Market & Development Demand around the Park:  While 
crea  ng opportuni  es to be  er ac  vate the edges of the park, this alterna  ve 
places great responsibility on development occurring which poten  ally may 
not occur in the near-term.  This would leave a great amount of le   over space 
that may make the park larger than it needs to be and thus harder to program 
successfully. 

• Deemphasizes Exis  ng Civic/Public Buildings against the Park:  While providing 
a cleaner solu  on than modifying exis  ng buildings to ac  vate the park, new 
buildings, even though proposed as single story structures, may greatly reduce 
a strong visible/physical presence from the Library and Cultural Center on the 
park.
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FIGURE 3-4:  DESIGN ALTERNATIVE 2 - THE MALL
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Alternative 3 - The "Avenue”

Design Alterna  ve 3 creates a series of pedestrian avenues within the confi nes of 
the site to link key assets on or adjacent to the park in a civic and integrated manner.  
These avenues become the framework for defi ning the main events lawn and 
suppor  ng park rooms.  Two of the avenues create the main organizing elements 
for the park: 1) Connec  ng STCPA to the Central Library, Church Street Parking 
Deck, Children’s Museum, future carousel and senior center; and 2) Connec  ng 
Center City Park to the Historical Museum and cemetery.  

These two primary avenues emphasize reducing lanes dedicated to cars to create 
park-like pedestrian connec  ons across Davie and Church Streets at key areas.  The 
pedestrian crossings on Davie Street create a strong physical link between LeBauer 
Park and exis  ng City Center Park, as well as STCPA.  The pedestrian crossing on 
Church Street is to reduce the amount of vehicular lanes crea  ng safe access to 
children, families, and adults visi  ng des  na  ons on the east side of Church Street 
and creates more direct connec  ons back to LeBauer Park.
  
Pros

• Strong Connec  ons across Davie and Church Streets:  This park alterna  ve 
creates literal connec  ons to important assets and des  na  ons to directly 
engage and direct park patrons to and from these sites in a clear and concise 
manner.

• U  lizes Exis  ng Pedestrian Walkway:  The plan u  lizes but enhances the 
exis  ng walkway running east/west through the site just to the north of the 
Cultural Center and Church Street parking deck as an important pedestrian 
connec  on between Davie and Church Streets.

• Iconic Downtown Backdrop:  The best views from the site are looking back at 
towers surrounding Center City Park.  While not the op  mum solar orienta  on 
for the park, the main event lawn provides spectacular views back toward Elm 
Street during the day and at night, taking advantage of the best focal point for 
the site (not the back of a building, parking deck, or wall).  

• New Infi ll Development Opportuni  es:  Similar to the other two alterna  ves, 
this alterna  ve provides opportuni  es for infi ll development to be  er ac  vate 
edges of the park.  The two primary infi ll development opportuni  es are for 
park retail/commercial uses by the cemetery and library, and an opportunity 
for residen  al infi ll east of the Cultural Center and adjacent to the Church 
Street parking deck.

• Pedestrian Crossing Enhancements on Edge Streets:  To provide be  er 
pedestrian connec  vity, enhanced crosswalks are included at Davie Street/
Summit Avenue and Church Street at three diff erent loca  ons.

• Engages the Cemetery:  This alterna  ve emphasizes engaging the cemetery 
as an amenity, u  lizing it to provide pedestrian access to and from the park to 
Mary Lynn Richardson Park and the Children’s Museum.

Cons

• Events Lawn Orienta  on:  Although events occur during a small percentage 
of days throughout the year, the lawn orienta  on is not op  mal to the sun.  
Evening sun will cause confl icts as the sun goes down for performers or 
the audience based on the loca  on/design of stage and where sea  ng for 
a  endants is oriented. Both may be issues, which can be ignored or mi  gated 
by the loca  on of the permanent/temporary stage.  A temporary stage off ers 
the greatest fl exibility based on when events are scheduled and whether there 
will be a confl ict as the sun goes down.

• Amorphous Form of Park:  The Avenues create some non-rec  linear forms 
compared to a square or more rec  linear form. 

• STCPA Focus on Elm Street:  The performing arts center design intends to focus 
its main entrance on Elm Street, and it is not yet clear whether the design will 
be able to off er a signifi cant terminus to of the primary avenues crea  ng an 
angular path through the park.
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Preferred Concept Plan:   
Following the end of the 

Working Session in Greensboro, 
consensus from stakeholders 

and the Community Founda  on 
focused on Alterna  ve 3.  

Direc  on was given by the 
Community Founda  on to 

further refi ne Design Alterna  ve 
3, crea  ng a programming 

feasibility strategy and 
conceptual park master 

plan. These refi ned graphics 
and related informa  on 

were included in the fi nal 
presenta  on summarized in 

Chapters 4 & 5.

FIGURE 3-5:  DESIGN ALTERNATIVE 3 - THE AVENUE
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CHAPTER 4
PARK FRAMEWORK & PROGRAMMING
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LeBauer Park Framework
Key Objectives
Following the Working Session, Design Alterna  ve 3 was iden  fi ed as the preferred 
concept to further develop and refi ne in prepara  on for a the fi nal presenta  on 
of the Dra   LeBauer Park Conceptual Master Plan and Programming Strategy.  
While Alternate 3 was preferred, resolu  on of a number of “cons” may modify this 
alternate.  In addi  on, the s  ll pending fi nal design of the STCPA across Summit Ave 
may impact the emphasis on the Park’s connec  on to the STCPA.  Regardless, the 
programming and “room” concepts would apply to any fi nal design concept. 

Several follow-up discussions occurred following the Working Session and leading 
up to the presenta  on, allowing stakeholders the opportunity to further engage 
key stakeholders during the development process of Design Alterna  ve 3 as the 
dra   park plan.  

The following are the key objec  ves developed based on client and stakeholder 
feedback to guide the prepara  on of the plan.  

• Respect the wishes of Carolyn LeBauer
• Programming drives design
• Connect key assets
• Park as Downtown icon
• Engage surrounding stakeholders
• Park to be designed in concert with Center City Park and Steven Tanger 

Center for the Performing Arts
• Be a catalyst for future development
• Be self-suppor  ng
• Provide a pla  orm for the arts
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Park Target Area
For LeBauer Park to be successful, it must off er a wide range of programming – 
daily, weekly, and episodic ac  vi  es – and ameni  es.  Programming is essen  al to 
a  ract people to LeBauer Park on a regular basis and the most common problem 
aff ec  ng public spaces, a lack of users.  A  rac  ng enough people to a public park 
is diffi  cult, especially when you consider that most people are not willing to travel 
very far to visit a park.  Using demographic data provided by Downtown Greensboro 
Inc., Biederman Redevelopment Ventures determined a target area by addressing 
the following ques  ons:

• Who are the people that are most likely to use the park?
• How many people do we need to target to make the park lively and create 

a “buzz”?
• What share of the total popula  on of people most likely to use the parks 

is that?
• Can we get that many people to the park?
• How do we get that many people to the park?
   

This target area boundary iden  fi ed for LeBauer Park includes the boundaries of 
the Downtown Greenway to the west (just west of Spring Street), to the north 
(Smith Street and Fisher Avenue), and to the east (Murrow Boulevard).  The 
southern boundary of the target area stops at the railway corridor just south of 
the core of Downtown Greensboro.  Weekday lunch, weekday a  er work, and 
weekend a  ernoon are the key peak  mes to a  ract visitors to the park.  Within 
this iden  fi ed target area, the day-  me popula  on in downtown area to a  ract 
during these peak  mes is as follows:

• Weekday Lunch:  21,775 People
• Weekday A  er Work:  23,675 People
• Weekend A  ernoon:  2,900 People

Based on the average usage of ac  ve parks in downtowns and urban areas with a 
similar density to Downtown Greensboro, the target density goal – the amount of 
people per acre to make a park feel ac  ve and safe – is 150 persons per acre during 
weekday lunch and weekday a  er work.  The target density grows to 200 persons 
per acre during weekend a  ernoons due to the drop in popula  on in the downtown 
area.  Similarly, the average usage of ac  ve parks in loca  ons with a similar density 
to downtown, the target market share – the amount of people that realis  cally 
might be captured out of the total popula  on within the target area – is just 2.1% 
to 2.3% on weekdays and around 22.8% on the weekends.  Conclusions from the 
target density and target market share reveal that more intense programming will 
need to occur on weekends to a  ract the desired amount of park visitors.

Using these target densi  es and realis  c percentage of people that can be 
captured from the available popula  on, LeBauer Park should try not to exceed 
3.3 acres in size.
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FIGURE 4-1:  LEBAUER PARK TARGET AREA MAP
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Target Area Numbers

Source of  visitors
Potential visitor 

contribution

Office Workers 21,000

Library Visitors 450

Children’s Museum Visitors 100

GPAC Visitors 100

Cultural Arts Center 
Visitors 100

Historical Museum Visitors 25

Total 21,775

Target Density Level 150 Persons Per Acre

Size of  Proposed
LeBauer Park x 3.3 Acres

Target Number of  
Visitors 495 People

Target Number of  Visitors 495

Total Potential Visitors 21,775

Target Market Share 2.3%

Potential Visitors - Weekday Lunch Potential Visitors - Weekday Lunch

Potential Visitors - Weekday After Work

Source of  visitors
Potential visitor 

contribution

Office Workers 21,000

Residents 1,750

Hotel Guests 200

Library Visitors 450

Children’s Museum Visitors 25

GPAC Visitors 50

Cultural Arts Center 
Visitors 200

Total 23,675

Target Density Level 150 Persons Per Acre

Size of  Proposed
LeBauer Park x 3.3 Acres

Target Number of  
Visitors 495 People

Target Number of  Visitors 495

Total Potential Visitors 23,675

Target Market Share 2.1%

Source of visitors Potential visitor 
contribution

Resident 1,750

Hotel Guests 200

Library Visitors 500

Children’s Museum 
Visitors 200

GPAC Visitors 50

Cultural Arts Center 
Visitors 200

Total 2,900

Target Density Level 200 Persons Per Acre

Size of  Proposed
LeBauer Park x 3.3 Acres

Target Number of  
Visitors 660 People

Target Number of  Visitors 660

Total Potential Visitors 2,900

Target Market Share 22.8%

Target Number of  Visitors

Total Potential Visitors

Target Market Share

Source of  visitors
Potential visitor 

contribution Source of visitors Potential visitor 
contribution

Source of  visitors
Potential visitor 

contribution

Total 21,775 Total 2,900

Total 23,675

LeBauer Park Site
Approx. 3.3 Acres
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FIGURE 4-2:  RECOMMENDED SIZE FOR LEBAUER PARK
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Park Density Comparisons

Bryant Park Parc Monceau Post Office Square Copley Square Public Square Pershing Square

Location New York, NY Paris, France Boston, MA Boston, MA Cleveland, OH Los Angeles, CA

Seating 3,500 movable chairs Benches Few chairs, benches Benches Few benches Long benches

Security Foot patrol Not visible Summer only Not visible Not visible Foot patrol

Sanitation Frequent pick-up Frequent pick-up Clean Fair Fair Fair

Lighting Yes - 8 forms Standard poles Standard poles Standard poles 1-2 forms 1-2 forms

At Grade Slightly raised Yes Yes Yes Partly sunken Slightly raised

Desire Lines Honored Yes Yes Yes Partly Some Some

Horticulture Extensive Extensive Some Some Some Minimal

Program Yes Occasional Occasional Rare Rare Yes

Perimeter Excellent Excellent Acceptable Plaques Ignored Ignored

Retail Extensive Not visible 1 kiosk Ticket booth No No

Size (acres) 6 ≈3 17 ≈3 10 5

Peak Visitors (non-event) 5,400 ≈300 500 150 ≈200 200

Visitors/acre 900 ≈100 294 50 20 40

Lively Parks Empty Parks
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Promenades & Park Rooms
The organizing elements for LeBauer Park consist of a series of promenades and 
park rooms.  The promenades create the main circula  on elements in LeBauer Park.  
These circula  on elements not only provide connec  vity to key assets fron  ng on 
and adjacent to the park but set the framework for the variety of programmable 
park rooms in LeBauer Park. 

The Promenades

• Market Promenade
• Carolyn Lane
• The Avenue
• Davie Street

Park Rooms

• The Market
• Price Bryan Performance Place (The Great Lawn)
• East Courtyard
• Children’s Park
• South Courtyard
• Carolyn LeBauer Gardens
• The Commons
• LeBauer Park Services

FIGURE 4-3:  LEBAUER PARK PROMENADES

FIGURE 4-4:  LEBAUER PARK ROOMS
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FIGURE 4-5:  LEBAUER PARK PROMENADES & PARK ROOMS DIAGRAM
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Park Programing
Each promenade and park room has a set of programma  c elements, most of which 
are free, that creates a comprehensive programming strategy for all of LeBauer 
Park.  Each is designed to maintain the greatest fl exibility to add new free ac  vi  es 
over  me, but also for each space to have the poten  al to respond to the needs 
of small and/or large events for paying clients who wish to use the park.  While 
each space has separate programma  c features, each room and promenade are 
designed with materials, plant pale  e, pedestrian connec  ons that fl ows together 
seamlessly as one larger park space.  The following are detailed descrip  ons and 
proposed programs for each promenade and park room for LeBauer Park.

Ameni  es Found Everywhere Throughout the Park 
(Promenades & Park Rooms) Include:

• Lightweight moveable tables and chairs:  Lightweight 
tables and chairs allow all park patrons, including 
women, children, and the elderly, the ability to organize 
sea  ng areas with ease in a manner that best fi ts 
individual, group, or larger gatherings.   

• Free wireless internet:  Allow patrons to access free 
wireless internet throughout the park on laptops, 
smartphones, tablets, and other mobile devices. 

• Power outlets:  Allow patrons using wireless internet 
and other electronics to extend  me in the park by 
providing the ability to charge small devices.   
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Market Promenade

The Market

South Couryard

Carolyn Lane

Price Bryan Performance Place

Carolyn LeBauer Gardens

The Avenue

East Courtyard

The Commons

Davie Street

Children’s Park

LeBauer Park Services
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Market Promenade

The promenade consists of four rows of trees running down the length of the 
promenade as a symbolic, but subtle gesture to the Greensboro Four.  Tivoli lights 
will be hung from these trees to create visual interest during the day and ambient 
ligh  ng in the evening.  In front of the Market, the pavement would be treated 
with a wooden boardwalk area to create a natural focal point against the Price 
Bryan Performance Place great lawn.  This boardwalk zone serves as a secondary 
performance arts area for promo  ng upcoming shows or showcasing local talent.  
The Market Promenade serves primarily as a promenade with ac  vi  es that cater 
to the arts and food.  Art based programs include buskers, outdoor piano open 
to the public, rota  ng outdoor art galleries, etc.  In addi  on to the restaurant 
or ar  san vendors at the Market, the hardscape-nature of the path allows for 
vehicular access for food trucks to set up within the Market or adjacent to/in front 
of the Historical Museum, as a secondary food truck area.  This helps build upon 
the ar  san nature of the Market.  

Enhanced pavement treatment and the removal of parallel parking from this 
sec  on of Davie Street emphasize this connec  on in a more park-like treatment.  
Market Promenade connects over Summit Avenue to the Steven Tanger Center 
for the Performing Arts (STCPA) and an  cipates a sculpture  ed to the performing 
arts set within a landscaped area as the terminus vista.  This sculpture would be 
associated with the design of the STCPA plaza over Summit Street.  This sculpture 
site might in the future become the opportunity for a “jewel” building or sculptural 
building, that meets the need as iden  fi ed in the stakeholder outreach process for 
a 300-seat mul  -purpose fl ex space in the general area around the park.  If funding 
is found for this proposed building, the art piece would be relocated to the main 
plaza area in front of the STCPA.  

Programs/Amenities

• Tree-lined, Shaded Walkway
• Landscaped Edges

• Pedestrian Ligh  ng 
• Farmer’s Market
• Design / Cra    / Art Market
• Rota  ng Sculpture Trail

Farmer’s Market
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Tree-Lined, Shaded Walkway

Design/Cra  /Art Market

Rota  ng Sculpture Trail
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Carolyn Lane

Carolyn Lane is the signature pedestrian connec  on extending across Davie Street 
to physically link LeBauer Park to Center City Park.  Enhanced pavement treatment 
and the removal of parallel parking from this sec  on of Davie Street emphasize this 
connec  on in a more park-like treatment.  Carolyn Lane is a paved walk framed by 
trees with a linear “four seasons” garden along the southern edge of the walk that 
responds to the change of the seasons and memorializes Carolyn LeBauer’s affi  nity 
for gardens.  

Carolyn Lane is also terminated by the Historical Museum and the cemetery.  
Engaging the cemetery in its botanical garden becomes an extension of Carolyn 
Lane and becomes a pedestrian connec  on to Mary Lynn Richardson Park and 
Children’s Museum at Church Street, be  er connec  ng these exis  ng assets to 
LeBauer Park.

Programs/Amenities

• Tree-lined, Shaded Walkway
• Landscaped Edges
• Pedestrian Ligh  ng
• Gardens

Landscaped Edges
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Gardens/Landscaped Edges Gardens

Gardens

Gardens
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The Avenue

The Avenue is a tree-lined promenade connec  ng Davie Street and Center City 
Park to the Children’s Museum, library, carousel, and parking deck along Church 
Street, as well as several park spaces.  This walkway consists primarily of hardscape 
treatments with edges lined by na  ve plan  ng areas to so  en the walking 
environment.  The Avenue intersects with Carolyn Lane, Market Promenade, and 
Davie Street to complete the main circula  on elements of the park.  These touch 
points on the Avenue create an opportunity for iconic gateway or art features.   
Iconic gateway or art features are included to terminate at either end of this 
walkway.  The ini  al park design recommends an overhead art feature over Davie 
Street, and an art feature  ed to the Children’s Museum on the west side of Church 
Street.  The Children’s Museum art feature might span over the exis  ng entry drive 
to the museum’s parking lot, or suggests reloca  ng the entry access to create an 
un-impacted area for the art feature.    

Programs/Amenities

• Tree-lined, Shaded Walkway
• Landscaped Edges
• Pedestrian Ligh  ng

Enhance Exis  ng Condi  ons/Some Reuse
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Tree-Lined, Shaded Walkway

Landscaped Edges & Pedestrian Ligh  ng
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Davie Street

Streetscape improvements will be made by the City of Greensboro to Davie Street 
to reduce parallel parking to allow for Carolyn Lane to cross and connect into 
Center City Park.  This creates a broadened sidewalk area with enhanced pavement 
treatment and also helps slow vehicular traffi  c crossing between both park spaces 
and shortens the distance pedestrians have to walk to cross the street.  The area for 
parallel parking along the park just north of the Carolyn Lane crossing will become 
the staging area for regularly scheduled Food Truck Events.  City ordinance changes 
will need to be sought to provide for this food truck area on Davie Street.  

Across from this food truck area, on-street parking will also be removed along 
the frontage of the Renaissance Plaza parking deck to allow for a deeper sidewalk 
depth to enhance the pedestrian environment and be  er u  lize that space for 
LeBauer Park, such as the staging for a portable bathroom, if necessary.  An iconic 
sculptural art element might be considered as an installa  on over the street at the 
intersec  on of Davie Street, Carolyn Lane, and the Avenue.

Programs/Amenities

• Tree-lined, Shaded Walkway
• Landscaped Edges
• Pedestrian Ligh  ng
• Food Truck Zone

Landscaped Edges/Pedestrian Ligh  ng
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Food Truck Zone
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The Market

The Market will be the home to the main commercial area in LeBauer Park.  This 
commercial area consists of two (2) market pavilions fl anking, and a small stage 
facing, a shared outdoor courtyard that is par  ally covered.  The market pavilion 
buildings may consist of a single restaurant operator and/or a collec  on of small 
food and specialty food vendors posi  oned along Market Promenade and facing 
the Great Lawn. Behind one of the market pavilions is a small garden room that 
provides an opportunity to grow herbs and other edibles that can be u  lized by one 
or all restaurant users within the Market.

The small stage is intended to be a small, ar  ul and sculptural feature that backs 
to the wall of the cemetery providing a focal point from the Market Promenade.  
The stage when not in use can be u  lized as a covered sea  ng area against the 
courtyard.  The courtyard is designed to be a fl exible space that hosts a range of 
ac  vi  es from lounging, small performances, and even an outdoor beer garden.

Programs/Amenities

• Main Commercial Area:  Signature Restaurant and/or Mul  ple Specialty Food 
Vendors (Other Poten  al Secondary Uses for Considera  on:  Ar  st Studio 
Space, Commercial Kitchen, Food Incubator, etc.)

• Food Trucks / Stands
• Fes  vals
• Moveable Sea  ng & Umbrellas
• Room for Food Stands
• Bar / Beer Garden
• Picnic Grills
• Vendor Shops
• Dancing / Salsa / Zumba
• Piano - Public Access
• Live Piano & Soloists
• Small Performances - Jazz Combos, Singer / Songwriters

• Ground Murals
• Holiday Market
• High School / College Bands
• Cooking Classes & Demonstra  ons
• Buskers (Street Performers)
• Business Mee  ng Area
• Capoeira
• Line Dancing
• Dance Performances
• DJs
• Murals
• Radio - Remote Broadcast Stand
• Research & Technology Demonstra  ons 

& Exhibits
• Ground Map

Signature Park Restaurant
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Dancing/Salsa/Zumba

Holiday Market

Bar/Beer Garden

Live Piano & Soloists

Fes  vals
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Price Bryan Performance Place (Great 
Lawn)

The Price Bryan Performance Place – “great lawn” - is the main events space in 
LeBauer Park for hos  ng concerts, fes  vals, ice ska  ng rink in the winter, comedy 
shows, dance performances, weddings, company picnics, movie nights, and other 
major events replacing and expanding the size of the exis  ng Fes  val Park.  The 
great lawn, like all the spaces in LeBauer Park, has the ability to a  ract addi  onal 
sponsorship dollars through naming rights, as necessary.  With the removal of the 
exis  ng stage and the area having been referred to as the Price Bryan Performance 
Place, LeBauer Park considers retaining the name for the new events lawn as part 
of the new park.  

The space consists predominantly of fl at lawn area terminated on either end by 
the Market and Cultural Center and lined by trees on its sides.  The sides of Price 
Bryan Performance Place are treated with a decomposed granite “carriage ways” 
approximately 20 feet wide running the length of the lawn.  This area adjacent to 
the lawn provides vehicular access and staging areas for temporary vendor tents, 
minimizing wear-and-tear to the lawn area from such programs and events.  

The end of the lawn adjacent to the Market Promenade is the area dedicated to 
se   ng up a temporary stage for major events.  The protruding face of the Cultural 
Center facing onto the lawn will incorporate a retractable screen under the 
overhang for movies and simulcast events in the park.  The southwest corner of the 
Great Lawn includes a food kiosk that faces onto Davie Street and the lawn.

Programs/Amenities

• Lounge Chairs / Deck Chairs
• Blankets for Borrowing
• Sea  ng for Movies
• Temporary Events Stage

• Sea  ng for Music Fes  vals
• Hammocks
• Boot Camp Fitness
• Sea  ng for Live Theatre
• Mommy & Me Fitness Classes
• Yoga
• Imagina  on Playground
• Sea  ng Area for Concert Simulcasts
• Sea  ng Area for Sports Simulcasts
• “Insanity” Workouts, “Warrior Fitness,” 

& Other Classes
• Juggling
• Astronomy
• Ice Rink
• Hay Maze
• Fitness Cart
• Badminton
• Croquet

Stage/Sea  ng for Music Fes  vals
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Sea  ng for Movies

Hay Maze

Mommy & Me Fitness

Juggling

Yoga

Ice Rink
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East Courtyard

The East Courtyard is a decomposed-granite area with ample shade serving as the 
games room.  Located adjacent to the Children’s Park, the area includes moveable 
tables and chairs and a cart for borrowing an eclec  c variety of board games 
including checkers, chess, and backgammon in a series of outdoor shaded rooms.  
This becomes an area for both children and adults, as well as a place for adults to 
supervise from a distance their kids playing in the Children’s Park.  While serving as 
a buff er zone between the Children’s Park and the Great Lawn, this fl exible space 
includes an open area against the Great lawn that serves as overfl ow space as 
needed for big events.

Programs/Amenities

• Board Game Cart
• Board Games
• Lessons in Chess, Checkers, Mahjong, Backgammon
• Board Game Meet-ups
• Tournaments
• Children’s Chess Lessons
• Children’s Games

Children’s Games
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Board Game Cart Board Game Meet-ups

Board Games
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Children’s Park

The Children’s Park consists of two areas on either side of the Market Promenade, 
located in close proximity to complimentary uses such as the library, Cultural 
Center, Children’s Museum, and future carousel.  The Children’s Park will include 
an interac  ve, edgeless water feature for kids and adults alike to play in and walk 
through.  The design of the water feature includes bubbly interac  ve jets and/or 
calm water interac  on.  Jets might be ac  vated in response to people’s movement 
through and past the water feature.  The western part of the park includes the 
children’s playground area with play structures that are  meless in design, set 
within earth forms and colorful pa  erns of recycled rubber ma   ng as the so   
surface for kids to play on.  Edges to the playground area include landscaping and 
ar  ul fencing that make the area easily visible and not hidden from other park 
spaces.  

The eastern sec  on of the Children’s Park includes storytelling and reading rooms 
adjacent to the library, and a new entrance on the southern face of the library to give 
the building a physical presence on the park.  This space also includes small retail 
cart areas for selling ice cream or popsicles; and other kid-friendly programs many 
of which can be put on and sponsored by the library, Cultural Center, and Children’s 
Museum.  The Church Street parking deck façade facing the Children’s Park will 
be treated as an addi  onal structural frame that includes one or a combina  on 
of: a living wall, with an ornamental arrangement of plants organized in a pa  ern; 
eclec  c-colored planter boxes hung in an irregular grid or pa  ern; kid-friendly 
art panels, rota  ng galleries, or murals; infuse color panels that can be back lit at 
night; an wall area dedicated as the backdrop to a children’s amphitheater having 
performances for or by kids or for movie screenings.

Programs/Amenities

• Children Size Tables & Chairs
• Children’s Reading Rooms
• Storytelling

• Story Time
• Magicians
• Children’s Playground
• Interac  ve Water Feature
• Bu  erfl y / Bird Garden
• Ice Cream / Candy Cart
• Musical Instrument Pe   ng Zoo
• Children’s Theatre Class
• Children’s Mar  al Arts
• Children’s Movement / Dance
• Built-in Screen for Kids
• Kids Music Classes / Performances
• Children’s Language Classes
• Character Visits
• Puppet Shows
• Outdoor Classroom / Classes
• Chalkboard Walls / Sidewalk Chalk
• Children’s Arts & Cra   Classes
• Children’s Architecture Ac  vi  es
• Children’s Science Classes
• Art Materials to Borrow
• Clowns
• Juggling Lessons
• Children’s Ac  vi  es Coordinator
• Nature Classes
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Character Visits

Children’s Size Tables & Chairs Children’s Playground

Children’s Reading Rooms

Candy Cart

Interac  ve Water Feature

Storytelling
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South Courtyard

The South Courtyard is a fl exible outdoor sea  ng and dining area located at the 
end of the Avenue between the Europa Bar Café outdoor pa  o and a food kiosk at 
the southwest corner of the Great Lawn.  This space consists of moveable tables 
and chairs set within a primarily pa  erned hardscape area, with some decomposed 
granite areas, na  ve plan  ng areas, and shade provided from portable umbrellas 
and trees for people hanging out or grabbing a bite to eat in the park.   Trees located 
in this courtyard area are located to not obstruct the view from and to the exis  ng 
Europa Bar Café and to be  er integrate as an ac  ve edge on the park.  The South 
Courtyard includes an area for a bike share sta  on, allowing park visitors to rent 
bikes and drop-off  in other satellite loca  ons, such as nearby universi  es.

Programs/Amenities

• Lightweight Movable Tables & Chairs
• Umbrellas
• Bike Share Sta  on

Bike Share Sta  on
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Umbrellas

Lightweight Movable Tables & Chairs
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Carolyn LeBauer Gardens

The Carolyn LeBauer Gardens is a central and fl exible decomposed granite open 
space that is framed by a series of garden spaces and tree line.  The gardens will 
consist of ornamental na  ve plan  ngs or fl oral arrangements celebra  ng plants 
and the natural environment more so than any other space in the park.  Depending 
on the success of the “four seasons” garden concept for Carolyn Lane, the concept 
might be expanded into this area at a later date.  Moveable tables and chairs are 
located throughout the gardens and central space, with an outdoor bar pavilion.  

The bar serves a dual-alcohol func  on, opera  ng as either a beer garden or tas  ng 
room, to compliment scheduled park or STCPA events.  The beer garden provides 
beer fl ights and drinks that showcase North Carolina micro-brews and specialty 
beers.  The tas  ng room has the ability to showcase North Carolina through wine 
fl ights and wine by the glass.  For such events, the en  re gardens will be an “open-
bo  le” zone for alcohol, with the ability to extend alcohol use into the Commons 
where people can play group games while socializing with alcohol.  

The gardens proximity to Davie Street allows for a staging area to stock the bar for 
scheduled happy hours or beer and wine events.  The long-term goal for this space 
is to create a permanent structure as the signature building within the Carolyn 
LeBauer Gardens, open for happy hours, during the evenings and on weekends, 
for the sale of alcohol.  The Gardens also includes a food-and-beverage kiosk at 
the corner of Davie Street and Carolyn Lane, to create two kiosks that frame the 
entrance to the LeBauer Park on Carolyn Lane.

Programs/Amenities

• Reading Rooms
• Book Stalls
• Book Clubs
• Crea  ve Wri  ng Workshops
• Author Talks / Readings

• Poetry Slams & Readings
• Lecture Series
• Flower Stall / Florist
• A  ended Gardens
• Morning Coff ee / A  ernoon Tea
• Language Classes
• String Quartets
• Accordion
• Kni   ng
• Rota  ng Sculptures
• Reproduc  ons of Museum Quality Art
• Evening Wine / Beer Tas  ngs
• Wine / Beer Bar
• Fireside Lectures (Fire Pits)
• Ar  st-in-Residence
• Art Classes
• Ac  ve Medita  on
• Garden Tours
• Tai Chi
• Roving Violinists
• Photography Classes
• Vegetable Gardens
• Greenhouses

Reading Room & Book Stalls
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Flower Stall/Florist

Poetry Slams & Readings

Crea  ve Wri  ng Workshops

Wine/Beer Bar

Evening Wine/Beer Tas  ngs

Morning Coff ee/A  ernoon Tea

Reproduc  ons of Museum Quality Art

Rota  ng Sculptures
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The Commons

The Commons is a series of shaded rooms along the Market Promenade and 
adjacent to the Carolyn LeBauer Gardens.  This park room is fi lled with ac  vi  es 
including petanque (French bocce ball), ping pong, foosball, and cornhole.  The 
portable nature of this equipment or ac  vity areas is that it can be temporarily 
removed if the space is needed for programming occurring within the adjacent 
park rooms.  Other ac  vi  es that might be considered in the short- or long-term 
are small pu   ng green, horseshoes, etc. if they can be posi  oned in a manner 
to maintain fl exibility of these spaces for other programming or seasonal events.  
String lights are hung from trees spanning the en  re space for ambience ligh  ng 
allowing for evening use of ac  vity areas in the Commons.

Programs/Amenities

• Petanque (Bocci)
• Horseshoes / Cornhole / Ladder Ball / KanJam
• Ping Pong
• Pu   ng Green
• Pool Table
• Foosball
• Architectural Fitness Course
• Fitness Equipment

Foosball
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Cornhole

Pool Table

Ping Pong

Pu   ng Green

Petanque (Bocci)

Horseshoes
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LeBauer Park Services

These park buildings front the Market Promenade, housing the management and 
opera  onal offi  ces for LeBauer Park and the men’s and women’s public restroom 
facili  es.  Behind these buildings are the maintenance and storage areas for the 
park, sharing the back of house space for the library.  

With an offi  ce in the park, the LeBauer Park management and opera  on group also 
has the ability to monitor the a  endance and use of the park for various ac  vi  es 
to make adjustments as needed, as well as photograph people using the park for 
marke  ng purposes.   Addi  onally, the offi  ce loca  on provides staff  the ability to 
give on-site tours to be  er market the parks facili  es and how spaces can be used 
to organiza  ons, businesses and people considering the park for hos  ng programs 
and events, both small and large.

Programs/Amenities

• LeBauer Park Management Offi  ces
• Men’s & Women’s Public Restrooms
• Park Storage

Park Storage
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LeBauer Park Management Offi  ces

Men’s & Women’s Public Restrooms

Public Restroom’s Ves  bule
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Conceptual LeBauer Park 
Master Plan
The Conceptual LeBauer Park Master Plan is used to illustrate how the programming 
can be implemented in a physical plan and ini  al design concpets addressing  
landscape features, park structures, art features, connec  ons to adjacent assets, 
and other design elements for the en  re park as an integrated space.  Each 
promenade and park room is designed based on the range of programs iden  fi ed 
for each space, as well as for fl exibility to accept new programming opportuni  es in 
the future.  The next phase of the design process will fi nalize the layout for LeBauer 
Park.

Design Ideas
While Carolyn LeBauer Gardens and Carolyn Lane represent an opportunity 
to showcase plants in a more ornamental and tradi  onal manner, the overall 
treatment of the park is designed to give the impression of being in a garden.  
However, maintaining gardens in the tradi  onal sense of the work can be costly 
to the overall maintenance budget of the park.  With this in mind, the two most 
garden-intensive spaces, both named a  er Carolyn LeBauer, are concentrated in 
close proximity and are meant to be the most ornamental and diverse in plant 
types.  This allows the rest of the park to u  lize other na  ve plants that s  ll embody 
a garden experience, but require much less overall maintenance.  

Together, plants and landscape features throughout the park work together to 
create an outdoor oasis in downtown, and are arranged in each space to create a 
series of outdoor rooms that are programmable yet interconnected.  The signature 
space for large events is Price Bryan Performance Place, the rebirth of the exis  ng 

outdoor performance space within the new LeBauer Park.  The space is posi  oned 
between each of the promenades as the central space that connects park goers to 
all other spaces within LeBauer Park.   

In response to LeBauer Park being a place for children and families, the Children’s 
Park is a sizeable area anchoring the eastern edge of the park.  It was sited to be 
in close proximity to the Cultural Center, Central Library, Children’s Museum, and 
future carousel on Church Street.  It consists of two dis  nct rooms, one focused 
on ac  ve children’s play and the other a garden room that supports an array of 
children’s ac  vi  es.
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FIGURE 4-6:  LEBAUER PARK CONCEPTUAL ILLUSTRATIVE MASTER PLAN
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Conceptual Master Plan 
Revision
Following the presenta  on of the LeBauer Park Conceptual Master Plan & 
Programming Strategy, the team conducted a wrap-up discussion.  The wrap-up 
discussion included comments to the plan received during presenta  ons to the 
various stakeholder groups.  Addi  onally, following the departure of the consultant 
team, the Leadership Team in Greensboro con  nued follow up discussions with 
stakeholders to address unresolved issues and items requiring further ac  on to 
achieve consensus.  The following is a list of unresolved issues and how each issue 
was resolved within the master plan revision.  

Unresolved Issue 1:  Need a Permanent Retail Pavilion Building & Tenants 
for the Market rather than Temporary Ones

Plan Resolu  on 1:  Permanent Market Pavilion
Rather than u  lizing temporary structures to create the retail/commercial Market 
Pavilions in the Market, one new building will be iconic vista termina  ng the Price 
Bryan Performance Place great lawn.  The building visually would be a glass box 
facing the lawn, with operable doors and windows that connect to a plaza in 
front of the building.  The plaza includes a small programmable space, used for 
small performances and other programs iden  fi ed for the market, fl anked by two 
freestanding park kiosks.  The building will at minimum house a signature park 
restaurant user, as the des  na  on anchor use within the building.  If feasible, this 
restaurant might be the anchor for a series of smaller commercial retail tenants 
that make up the en  re Market Pavilion building.  A new grand stair and exterior 
elevator will provide pedestrian access to a new roof garden on top of the Market 
Pavilion connec  ng to the exis  ng library.  The stair is located to the east of the 
LeBauer Park Services building and connects to the roof just above the men’s and 
women’s public restrooms in the park.

Unresolved Issue 2:  Better Integration of the Library into Park Design

Plan Resolu  on 2:  The Library “Porch” 
The Library “porch” is incorporated as part of a new commercial pavilion in the 
Market.  The Library porch is an indoor/outdoor reading room within a freestanding, 
curved glazed curtain wall built on the second fl oor above and hiding the service 
area for the library and park.  The porch may or may not have a roof, but connects 
out to a new roof garden above the commercial pavilion with access to the library.  
A new roof fi n might be considered as a new architectural feature to the back side 
of the library that fl ies out over the porch as a unifying element connec  ng the 
library to the park. 

Unresolved Issue 3:  Corner of the Lawn is cropped by the Avenue Creating 
a Non-Rectilinear Form

Plan Resolu  on 3:  Rectangular Events Lawn
The plan adjusted the form of the Price Bryan Performance Place great lawn to be 
rectangular. 

Unresolved Issue 4:  Concern Whether the Size of the Price Bryan 
Performance Place Great Lawn was Big Enough to Support the Size of 
Desired Events

Plan Resolu  on 4:  Lawn Size Studies
As part of making the form of the lawn more rectangular, the consultant team did 
a series of studies for lawn sizes that looked at the following parks:  

Hatch Shell in Boston, MA
• Lawn:  50,000 SF (250 FT by 200 FT)
• Lawn Capacity

• At 7 SF Per Person (Chair Sea  ng): 7,143 People
• At 20 SF Per Person (Blanket Sea  ng): 2,500 People
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Center City Park in Greensboro, NC
• Pavilion Lawn:  8,000 SF (100 FT by 80 FT)
• Pavilion Lawn Capacity

• At 7 SF Per Person (Chair Sea  ng): 1,143 People
• At 20 SF Per Person (Blanket Sea  ng): 400 People

• Fountain Lawn:  17,000 SF (170 FT by 100 FT)
• Fountain Lawn Capacity

• At 7 SF Per Person (Chair Sea  ng): 2,429 People
• At 20 SF Per Person (Blanket Sea  ng): 850 People

Millennium Park in Chicago, IL
• Lawn:  82,500 SF (300 FT by 275 FT)
• Lawn Capacity

• At 7 SF Per Person (Chair Sea  ng): 11,786 People
• At 20 SF Per Person (Blanket Sea  ng): 4,125 People

Bryant Park, New York, NY
• Lawn:  65,520 SF (210 FT by 312 FT)
• Lawn Capacity

• At 7 SF Per Person (Chair Sea  ng): 9,360 People
• At 20 SF Per Person (Blanket Sea  ng): 3,276 People

While the lawn area for the Price Bryan Performance Place included in the revised 
LeBauer Park plan is 160 Feet by 130 Feet, the space has the ability to grow to 
include surrounding park areas.  The space has the ability to expand across and 
included part of Market Promenade, the East Courtyard, and Carolyn Lane to 
accommodate larger performances.  To allow this to occur, a circula  on system is 
crea  ng to allow park users to circulate around this area and use other parts of the 
park during major events.   

Revised Price Bryan Performance Place Great Lawn, LeBauer Park
• Lawn:  35,700 SF (210 FT by 170 FT)
• Lawn Capacity

• At 7 SF Per Person (Chair Sea  ng): 5,100 People
• At 20 SF Per Person (Blanket Sea  ng): 1,785 People

Unresolved Issue 5:  Carolyn LeBauer’s Bequest Emphasizes Gardens and 
Beauty.  The Areas within the Park (Carolyn LeBauer Gardens and Carolyn 
Lane) Do Not Seem Substantial Enough to Capture Vision for the Park

Plan Resolu  on 5:   Expand Carolyn LeBauer Gardens toward Cultural 
Center
By crea  ng a more rec  linear form for the Price Bryan Performance Place great 
lawn, the space dedicated to the Carolyn LeBauer Gardens extends across Carolyn 
Lane to anchor the southern end of the lawn in front of the Cultural Center.

Unresolved Issue 6:  No Identifi ed Location for a Permanent Video Screen 
on Price Bryan Performance Place

Plan Resolu  ons 6:  New Video Screen A  ached to Market Pavilion 
Building
As part of the new Market Pavilion building a screen is a  ached to the front of the 
building facing Price Bryan Performance Place.  The back side of the screen area on 
the roof of the Market Pavilion building serves as a feature wall for the roof garden 
that might include a fi re pit and sea  ng area.  

Unresolved Issue 7: There is a large well healed tree that is located just to 
the North of the back of the existing Price Bryan Stage. Several participants 
in the working sessions expressed an interest in trying to protect and 
preserve the tree, in place, and incorporate it into the gardens.

Plan Resolu  on 7: Preserve Mature Trees
Although an exact loca  on for the tree has not been determined.The plan diagram 
has made an inten  on to make accommoda  on to locate and protect the exis  ng 
tree in place.
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CHAPTER 5
PARK MANAGEMENT & OPERATIONS
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Park Management & 
Operations
An en  ty will be put in place to focus on the management and opera  ons of LeBauer 
Park.  While a best management structure for this en  ty to operate under has not 
yet been decided, Biederman Redevelopment Ventures outlined the spectrum of 
organiza  onal op  ons used to manage parks and public spaces around the country 
that will be considered. 

City of Greensboro Parks Department with No 
Private Support

The most basic organiza  onal op  on for managing LeBauer Park would be to 
incorporate the park into the City of Greensboro Parks and Recrea  on department.
Under this op  on, the park’s sanita  on, security, hor  culture, programming, and 
ameni  es would be managed by employees of the parks department or contracted 
vendors hired by the City of Greensboro.  The costs associated with the park would 
be paid for by the funds allo  ed to LeBauer Park from the Parks and Recrea  on 
Department’s budget and all revenue collected in the park would likely be funneled 
into the City of Greensboro’s general fund or the overall budget of the Parks and 
Recrea  on department.  Managing a diverse array of parks is a very diffi  cult task 
and, at BRV, we have a great deal of admira  on for the work that municipal park 
departments do each day.

However, municipal parks departments face major obstacles when it comes to 
managing an individual public space at world-class standards:

• Parks departments have to manage so many public spaces that it is hard 
for them to dedicate enough personnel and a  en  on to one specifi c 

public space. Most parks departments operate on a “squeaky wheel gets 
the grease” model and only dedicate  me and resources to a park when 
things have go  en really bad.

• Parks departments are generally underfunded and under-staff ed. Even 
municipal parks departments that might seem well funded are always 
subject to a change in administra  on or a decrease in the tax base.

• Municipal parks departments are o  en hampered by regula  ons that 
force them to pay above market wages for opera  ons and materials and 
force them to generate revenue at below market rates.

City of Greensboro Parks and Recreation  
Department with Support from a Contributing 
Friends Group

A “contribu  ng friends group” is a very common way for private ci  zens to support 
the opera  ons of a specifi c public space that is managed by a city government.  
In this model, all sanita  on, security, hor  culture, programming, events, and 
ameni  es in LeBauer Park would be managed by the City of Greensboro Parks 
and Recrea  on Department and the majority of funds for opera  ons would come 
from the allotment for LeBauer Park within the City’s budget. In all likelihood, 
any revenue generated in the space would s  ll fl ow back into the City’s general 
fund or the budget of the parks department.  What makes this diff erent from a 
tradi  onal City park is that the City’s budget for LeBauer Park would be for  fi ed 
with dona  ons made by a group that would likely be called “Friends of LeBauer 
Park”. The “Friends of LeBauer Park” would collect funds from its members and 
would donate the money to City of Greensboro to be used explicitly for the upkeep 
of LeBauer Park.

While contribu  ons from a Friends group are certainly benefi cial, there are 
signifi cant limits to what they can accomplish:

• Friends groups o  en do not have much say in how funds are used. Their 
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say is generally limited to the des  na  on.
• Without a dedicated management organiza  on, funds from a contribu  ng 

friends group can likely only be used for slightly elevated landscaping, 
sanita  on, and security. It is unlikely that the money could be used 
for consistent daily programming without a dedicated management 
organiza  on.

• Given their reliance on fundraising from private individuals, friends groups 
might produce wildly inconsistent returns from year to year, allowing the 
condi  ons in the park to decline.

Operating Friends Group

In some cases, a contribu  ng friends group will start to get frustrated about how 
their money is being spent by the City or will decide that they want to increase 
their involvement in the park’s management by taking control of specifi c parts of 
a park on an ad hoc basis. Generally, this is how an “Opera  ng Friends Group” 
emerges. In this model, the basic opera  ons of the park would be managed by the 
City of Greensboro Parks and Recrea  on Department with the excep  on of specifi c 
sec  ons of the park, capital projects, and/or services that would be managed 
by a group of private ci  zens arranged as a non-profi t “friends group”, on an ad 
hoc basis. The non-profi t group would have individual agreements with the city 
for sec  ons of the park, capital projects, and or/services. Examples of facili  es/
services that are managed by opera  ng friends groups in other parks include cafes 
and restaurants, restrooms, and specifi c gardens, dog waste removal and lawn 
reseeding.  The opera  ng friends group would be responsible for expenses related 
to that sec  on of the park, capital projects, and/or services and, ideally, would have 
an agreement to keep any related revenue.  

While opera  ng friends groups can do a great job turning around individual parts 
of parks, they can generate certain problems:

• Opera  ng friends groups can lead to inconsistency in the quality of the 
park from sec  on to sec  on, or func  on to func  on, leading to a park that 

fails on the whole. While the restaurant in the park under the jurisdic  on 
of a dedicated opera  ng friends group may be excellent, if the quality of 
the gardens and lawns is not equally excellent, the restaurant will have 
trouble succeeding, and the park will not be considered a success.

• The ad hoc nature of the partnership between the opera  ng friends group 
and the City o  en leads to a blurred sense of responsibility (leading to 
problems that become “everybody’s and nobody’s” and do not get solved) 
and turf wars over who gets the responsibility (and credit) over other 
areas, leading to animosity.

• A  er an opera  ng friends group is successful in their takeover of one 
sec  on of a park, the City may ask the group to take on addi  onal 
responsibili  es that they can not handle (at least at that point). This can 
undermine the original success of the opera  ng friends group.

The Branch Brook Park Alliance in Newark, New Jersey is an example of an opera  ng 
friends group. While the group started out at as a fundraising organiza  on, they 
have since taken on capital projects like restoring park entrances and adding new 
ball fi elds.

Hybrid-Joint Operation

In this model, a private non-profi t en  ty would operate throughout LeBauer Park 
alongside the City of Greensboro Parks and Recrea  on Department. Specifi c 
divisions of management and opera  ng responsibili  es would be laid out in 
an opera  ng agreement between the City of Greensboro and the nonprofi t 
organiza  on.  The rights to revenue generated in the park and the responsibili  es for 
the cost of expenses would also be shared. This allows for dedicated management 
of sanita  on, security, and hor  culture in the park.  

While this model works in some spaces, the model faces some of the obstacles 
of a tradi  onal city park. A change in municipal budget or administra  on could 
drama  cally alter the ability of the parks department to act as a partner and 
could lead to diminished quality in the public space.  Even before any nega  ve 
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change in the fi nances or organiza  on of the City, an organiza  on like this would 
s  ll be subject to restric  ve regula  ons and higher costs for materials and labor, 
compared to a purely private opera  on (though probably to a lesser extent than 
a purely public park).  The Friends of the Public Garden’s work in Boston Common 
is an example of this model. The Friends of the Public Garden has an agreement 
with the City of Boston to operate throughout the park alongside the City of Boston 
Parks and Recrea  on department.

Private Management with Some Public 
Funding

In this model, a private non-profi t would be responsible for all sanita  on, security, 
hor  culture, programming, and maintenance in LeBauer Park, and would be 
responsible for genera  ng revenue to support the park’s opera  ons. However, the 
private non-profi t would receive some funding from the City of Greensboro. Under 
this arrangement, the degree to which the City of Greensboro would have control 
over the public space, and the right to collect a por  on of the revenue generated in 
the space, would probably depend on the propor  on of the funding for opera  ons 
coming from the City.

The Central Park Conservancy is an example of a private group that operates a park 
but receives some public funding.

Pure Privatization

In this model, a private non-profi t organiza  on would be responsible for all sanita  on, 
security, hor  culture, programming, and maintenance in LeBauer Park and would 
be responsible for genera  ng all the revenue to support the park’s opera  ons. This 
rela  onship would be dictated by a lease or long-term management agreement 
signed between the private non-profi t and the City of Greensboro. The agreement 
would grant the private non-profi t to the control of all revenue generated in the 
space, but require the revenue be re-invested in the park.  Purely private parks 

o  en have a greater chance to succeed in becoming world-class public spaces 
because they can control their own budget, dedicate as many people as they see 
fi t to opera  ons, and operate free from many of the restric  ons that are placed 
on city agencies. The greatest challenge that purely private opera  ons face is their 
ability to generate enough revenue to support opera  ons and this should not be 
ignored. Depending on the city, there can be public rela  ons challenges that come 
from purely private opera  on; however, we do not see much of an issue with this 
in Greensboro.

The Bryant Park Corpora  on in New York, Woodall Rodgers Park Founda  on in 
Dallas (which runs Klyde Warren Park), and Friends of Post Offi  ce Square in Boston 
are examples of purely private park opera  ons.
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Basic Best Practices for 
Operating LeBauer Park
In downtown parks and plazas, people vote with their feet. The primary measure 
of success -both in our eyes’ and the general public’s- for LeBauer Park will be the 
number of people it a  racts, the length of  me those people “dwell” in the space, 
and whether those people return to the park on a regular basis (more on collec  ng 
this data later). Drawing people to the park, keeping them there, and ge   ng them 
to come back will not be an easy task. The group that is ul  mately responsible for 
managing LeBauer Park will have to make a concerted eff ort - on a daily basis - to 
bring people in to LeBauer Park, keep them there, and keep them coming back.

Keeping the park clean, safe, and in good repair is obviously a big part of achieving 
this goal, but an equally important part is packing the park with programming, 
ameni  es, and events. No ma  er how beau  ful a park’s design might be and how 
well it might be maintained, people need to be engaged and comfortable.

Programming

Programming is the term we use for regularly scheduled classes, small performances, 
lectures, and workshops.  Common examples of programs in parks managed by 
BRV include:

• Yoga, tai chi, boot camp, and other fi tness classes
• Talks by authors, crea  ve wri  ng workshops, book club mee  ngs, 

historical lectures, and other intellectual engagements
• Children’s story  me, magic shows, and music classes
• Lunch  me piano performances, accordion soloists, and roving violinists
• Weekend farmers and/or design and cra   markets.

For LeBauer Park to succeed in becoming a successful public space, the park must 
have a programming schedule that includes mul  ple programs like these, and many 
more, on a daily basis. LeBauer Park should strive to have at least one thing going 
on every morning and evening and mul  ple things going on every day at lunch  me 
and on the weekends.

These programs should be varied to a  ract diverse groups: a lecture on the history 
of NASCAR racing and a kni   ng club are likely to a  ract two very diff erent, but 
equally valuable groups of people. These ac  vi  es should be layered to capitalize 
on the success of other programs (if there is an a  ernoon kni   ng class, a mah jong 
or bridge lesson a  erward is a nice complement), and staggered to a  ract diff erent 
groups of users at varying  mes of day (offi  ce workers are likely to be at their desk 
at 10:00 AM, but a “Stroller Boot Camp” will likely draw a loyal group of moms and 
preschool-aged children).

Programs like these are not very expensive to produce. O  en, local non-profi ts 
and small businesses will be willing to off er their services for free as a way to gain 
exposure and fulfi ll their mission in a new way (in the case of a non-profi t) or 
gain new customers (in the case of a small business). Building rela  onships with 
“programming partners” like these will take  me, but it is cri  cal to building a full 
schedule and drawing people to the park. The managers of LeBauer Park should 
keep in mind that the rela  onships need to benefi t both par  es to be successful; 
it’s important to constantly ask programming partners how the program can be 
tweaked to be be  er for them.

A few more notes on programming:

• One yoga class per week and a weekly musical performance is not 
enough programming for LeBauer Park. The LeBauer Park programming 
schedule should be thick with programs from the very start. Just because 
Greensboro is a smaller town than New York or Dallas does not mean 
LeBauer Park should have less programming. In fact, the opposite is true. 
With less people nearby, the park needs to work harder to draw people. 
A visitor to LeBauer Park from out of town should be able to walk into the 
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space at any  me of the day or week and know that the park is an ac  vely 
programmed space.

• Do not get discouraged by small a  endance at fi rst. Making a program 
successful can take as long as a three to four seasons. A salsa class in one 
of our New York parks went from a steady a  endance of 25 people per 
class in years one and two to more than 300 per class in year three. That 
said, even 5, 10, or 20 people is a success. Making the park busy with lots 
of small groups should be a key part of the programming strategy.

• Adding new programs every year is important for keeping people interested 
and coming back. Res  ng on the success of a few popular programs is a 
very common mistake for new parks to make in their second and third 
years, LeBauer Park should avoid that fate. At Bryant Park in New York, 
we try to add ten new programs per year. Not all of the programs end up 
happening but the fi ve or six that do keep our regular visitors s  mulated.

• LeBauer Park can not have “too much programming”. We have been 
adding programs to Bryant Park for 20 years and we will con  nue to do so. 
At Klyde Warren Park in Dallas, we had a few ornery cri  cs deride the park 
as “too busy” ---we took it as a big compliment!

Amenities

Ameni  es is the term we use for elements in the park that are permanently in place 
(though not necessarily built into the ground) and are there to enhance the visitor 
experience. Common examples of ameni  es in BRV Parks include:

• Extremely lightweight, movable tables and chairs.
• “Reading Room” racks stocked with books, magazines, and newspapers
• Umbrellas
• Dependable, high-speed, wireless internet and power outlets
• Ping pong and foosball tables
• A cart with chess, checkers, and other board games
• A cart with footballs, Frisbees, and personal fi tness equipment

LeBauer Park should have many ameni  es like these and others in the park for 
visitors to use. Ameni  es will keep users engaged even when there is a not a 
program or event taking place.

A few notes on movable tables and chairs:

• Movable tables and chairs are cri  cally important. Movable tables and 
chairs will allow LeBauer Park users to:
□ Sit facing another person in a natural conversa  onal grouping
□ Move to sit in the sun or the shade
□ Eat a meal or enjoy a beverage comfortably
□ Move away from a noisy program or something else they might deem 

undesirable
□ Move towards a performance, lecture or other program.

• Just because tables and chairs could be moved, does not mean that they 
are movable enough for LeBauer Park. Tables and chairs should be light 
enough for a child or a senior ci  zen to move them from one side of the 
park to the other without breaking a sweat.

• Tables and chairs should be, for the most part, le   sca  ered in the 
places that park users leave them. A loose, casual sca  ering of chairs will 
communicate to park users that they can move the chairs as they like.

• Tables and chairs do not need to be locked up overnight.
• The number of movable chairs in LeBauer Park should refl ect the ideal 

number of people in the park on a busy day. The great thing about movable 
chairs is that most models look great even when they are not being used.

A few notes on ameni  es in general:

• Most ameni  es should not be expensive capital projects, but choosing the 
right products and materials to support the ameni  es is very important. 
Materials like book racks should be aesthe  cally appealing and durable 
enough to withstand being outside all the  me. The more the materials 
need to be moved in and out of place for weather, the more wear and tear 
they will suff er. In many cases, this may require elements to be custom 
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fabricated. It will be more expensive upfront, but will pay off  in the long 
term.

• To make ameni  es succeed, some tweaking may be required. A change in 
loca  on, presenta  on, and/or opera  ng hours can o  en turn a lackluster 
amenity into a park staple.

Events

"Events" is the term we use to refer to annual or one-off  happenings like concerts 
and fes  vals. Events can be a good way to draw large groups of people and generate 
revenue through sponsorship sales and, in some cases,  cket sales. Events are also 
good for genera  ng buzz and press coverage in early years. Despite these posi  ve 
benefi ts, large annual and one-off  events should not be the primary focus of the 
operators of LeBauer Park. Large events take large amounts of  me to plan, lots 
of money to produce, and they are exposed to the risk of weather. The operators 
of LeBauer Park should budget a certain amount of staff   me and resources to 
planning a few events per year and spend the rest of their  me planning and 
managing everyday programming and ameni  es.

The events that the operators of LeBauer Park do plan and produce should do the 
following things:

• Keep sponsors in mind at all  mes in the planning process. Events should 
be designed so that naming rights and ac  va  on opportuni  es can be 
sold to sponsors in various places at the event. All events should strive to 
be a net winner for LeBauer Park’s opera  ng budget.

• As a way to build a  endance and a hedge against weather and other 
unforeseen events, it is best to plan events as a mul  -week series. That 
way, if it rains one night, you s  ll have one or two other chances to make 
the event a success.

A good way to have events in LeBauer Park, but not waste  me and money, is 
to develop rela  onships with local, regional, and na  onal “event producers” or 

“show runners”. These people make a business out of working with corpora  ons 
to plan events that promote their brand. They will do most of the planning 
work and sponsorship sales, and LeBauer Park will have a busy event and an 
opportunity to collect revenue in the form of a venue fee or a revenue sharing 
agreement.

In planning and implemen  ng programming, ameni  es, and events for LeBauer 
Park, the operators of the space should always keep in mind Center City Park across 
the street. LeBauer Park is going to have a diff erent character than Center City Park, 
but that does not mean that it should be the only one that features programs, 
ameni  es, and events. Center City Park should be fi lled with programs, ameni  es, 
and events that are more in-line with the more formal feel of the space. While 
we generally avoid using the word “passive” to describe public spaces, it seems 
likely that the uses of Center City park will be “less ac  ve” than those in LeBauer 
Park. At BRV, we believe that “more is more” when it comes to making downtowns 
great places to live, work, and play. LeBauer Park and Center City Park, if ac  vely 
programmed with diff erent types of experiences, can be mutually benefi cial public 
spaces and a great thing for downtown Greensboro.

Sanitation

Keeping LeBauer Park excep  onally clean will be cri  cal. At BRV, we use the 
standards set by Disney at their theme parks as a model to aspire to when it comes 
to park sanita  on, and we recommend the same for LeBauer Park. At Disney World 
and Disneyland, pieces of li  er barely hit the ground before being scooped up by 
friendly sanita  on workers (or “cast members,” to be precise). LeBauer Park should 
off er visitors a similar experience.

A few notes on sanita  on:

• The park should be staff ed by one full-  me in park sanita  on and 
hospitality “superintendent” with the support of at least one sanita  on 
worker in the off -season and addi  onal workers in-season. These workers 
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should work only in LeBauer Park and should become de facto “mayors” 
of the space.

• Sanita  on workers will be responsible for sweeping, li  er collec  on, 
emptying trash receptacles, removing graffi   , moving movable chairs in 
prepara  on for lawn care, and thoroughly wiping down movable tables 
and chairs a  er they are used for dining.

• In the early years, the park superintendent will likely be responsible for 
many tasks that fall outside the realm of keeping the park clean. He/she 
will likely be responsible for se   ng up programs and events and collec  ng 
data.

• High tech gadgets to support sanita  on are usually not worth the money. 
In parks, items like self-compac  ng, solar-powered “Big Belly” trash 
receptacles are no match for bins that are emp  ed regularly by humans.

Security

LeBauer Park must always feel safe and secure to be successful. We would 
recommend a 24-hour presence by a friendly, a  en  ve private security team. In 
addi  on to keeping a watchful eye out for serious crimes, the LeBauer Park security 
team should be responsible for enforcing the park rules and preven  ng small 
“quality-of-life” off enses like spi   ng, playing loud music, cursing, feeding birds, 
sleeping and camping out, unauthorized drinking of alcohol, and harassment of 
women.

The LeBauer Park security team should also keep an eye out for items that are le   
behind by park users like purses and mobile phones and should make every eff ort 
to return these items to their owners. The many programs and ameni  es that we 
would recommend for LeBauer Park will require a signifi cant amount of equipment 
(not to men  on a few hundred movable chairs). As previously men  oned, we’d 
recommend moving this equipment as li  le as possible. Further, we would not 
recommend securing it in place with locks in chains (this can create very nega  ve 
percep  ons). The presence of overnight security makes moving and locking up 
equipment unnecessary.

FIGURE 1-1:  UNIFORMED SECURITY AT KLYDE WARREN PARK IN DALLAS
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Capital Maintenance

Most parks suff er from a “squeaky wheel gets the grease” capital maintenance plan. 
Problems with broken equipment are o  en deferred as long as they can be before 
becoming dangerous, or are not dealt with un  l it is too late. A person responsible 
for capital maintenance should create a budget each year of preemp  ve capital 
maintenance projects, with an allowance for things that he/she expects to break 
down over the course of the year.  The operators of LeBauer Park should strive to 
fi x anything broken as soon as possible and to replace anything deemed too broken 
for repair. Paying a  en  on to the smallest details and striving for perfec  on in the 
upkeep of the physical plant is one of the traits that will put LeBauer Park on par 
with the world’s top public spaces.

Measuring Success

Measuring the success of LeBauer Park will require constant inspec  ons by the 
management team. Managers should walk around daily, with cameras in hand, to 
collect images of the physical condi  ons in the park, and examples of how visitors 
are using the park. Eavesdropping on the conversa  ons of visitors is also a very 
useful tool.

The results of these inspec  ons should be shared and discussed regularly. In parks 
managed by the BRV family of companies, weekly mee  ngs are held in which 
images from inspec  ons are projected on to a screen and discussed to determine 
what is working well and what needs to be tweaked. We would recommend a 
similar prac  ce for LeBauer Park. Recrui  ng outsiders (spouses of mangers, visitors 
from out of town, managers of local hotels and restaurants) to do periodic “boiled 
frog” inspec  ons is also a very useful exercise. Over  me, people familiar with the 
park will grow accustomed to long-simmering problems; fresh eyes can expose 
these issues.

In addi  on to qualita  ve inspec  ons, LeBauer Park should collect lots of data that 
can be tracked to determine success or failure. Here are just some of the fi gures we 

would recommend collec  ng and examining on a daily basis and over  me:

• Number of men and women in the park at various  mes of day (a higher 
ra  o of women to men indicates that the park is perceived as clean, safe, 
and a  rac  ve)

• Number of homeless (or seemingly homeless) persons in the park 
compared to non-homeless (or seemingly non-homeless) persons in the 
park 

• Daily Wi-Fi users
• A  endance at each and every program
• Board games played, by game,  me, and age and gender of person playing
• Books/periodicals read in the Reading Room by medium,  me, and age 

and gender of person reading

In addi  on, we would recommend periodic surveys on the demographics (income 
level, educa  on, race and ethnicity, age) of park users and on preferences within 
the park (favorite programs and ameni  es). In addi  on to being a valuable tool in 
making the park a be  er place, all of this data is important for selling sponsorships 
and promo  ng the space to brands for marke  ng events.

Horticulture, Lawns, and Grounds

As laid out in Carolyn LeBauer’s bequest, LeBauer Park should be fi lled with stunning 
fl owers, trees, and lawns. A few notes on hor  culture, lawns, and grounds:

• Just because LeBauer Park will be an ac  vely programmed park with many 
programs, ameni  es, and events does not mean that it can not also be a 
hor  cultural show piece. Bright, colorful fl owers should fi ll all parts of the 
park, including areas that are set aside for games, children, and fi tness. A 
beau  ful se   ng is what will make par  cipa  ng in programs at LeBauer 
Park a special experience.

• Signature, seasonal displays should strive to improve every year. At Bryant 
Park, we strive to make our installa  ons be  er every single year and to 
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compete with the best displays in New York and Europe.
• Signage displaying the species name, common name, and, perhaps, an 

interes  ng fact or literary reference about the fl owers and trees, and other 
hor  cultural programming, should help to showcase the plan  ngs in the 
park. Too o  en, the sec  ons of parks with most interes  ng plan  ngs are 
le   as “passive” spaces. The best way to celebrate the beau  ful fl owers 
and gardens in the park is to bring people in with programs and ameni  es 
on a regular basis.

• “Na  ve” and “naturalis  c” plan  ngs are very popular in contemporary 
park designs, but they o  en lack the mass appeal of more tradi  onal fl oral 
displays that feature bright colors, interes  ng shapes, and fragrances. 
We are all for plan  ngs that are more ecologically responsible, but we 
encourage you to have a plan  ng scheme that is a  rac  ve and engaging 
to a visitor with li  le or no previous knowledge of hor  culture.

• Lawns should be kept as short as possible. Short lawns are more enjoyable 
for picnicking and lying in the sun and they provide a diff erent experience 
than people can get in their backyard. The best parks in Europe have 
lawns that resemble the fi rst cut of “rough” on a golf course (longer than 
a fairway but much shorter than a suburban backyard).

We would recommend having a director of hor  culture either on staff  or on 
retainer. This person should design seasonal installa  ons and ensure plant quality. 
They should also oversee a team of hor  cultural maintenance workers. The 
hor  cultural maintenance workers can either be staff  members of the group that 
manages LeBauer Park or employees of a hor  cultural maintenance contractor. 
If hor  cultural maintenance is contracted out, then sanita  on workers should be 
trained in basic hor  cultural services to keep the park looking great.

Communication / PR

LeBauer Park will be very diff erent than the average Greensboro park and 
communica  ng that message will be very important for the success of the park. 
In advance of the park’s opening, we would recommend designing a coordinated 

media campaign to promote the park’s existence and explain the idea that the park 
is designed to be a vibrant, busy place fi lled with programming and ameni  es.

While developing Klyde Warren Park in Dallas, we were constantly warned that 
Dallasites “were not park people” and “wouldn’t get out of their cars”. To combat 
this, we launched a massive public rela  ons campaign to explain the project and 
“educate the consumer” about what a transforma  ve amenity a downtown park 
can be. To our great pleasure, when walking around the park in the opening month 
we constantly overheard folks explaining the purpose of park programming, the 
value of movable chairs, and other  dbits of public space social science to their 
friends and family. We think it contributed greatly to the park’s early success.

“Grand Opening” celebra  ons, though costly and diffi  cult to plan, can also be a 
good tool for ge   ng out the right message about a new park. People love a party, 
and we found that the “Celebrate Klyde Warren Park” weekend was a great tool 
for building momentum, as well as a  rac  ng new corporate and programming 
partners and ge   ng our exis  ng partners even more invested.

Once the park is open, we would recommend promo  ng the park through a very 
ac  ve social media accounts (Facebook, Twi  er, Instagram, and Tumblr are all 
great tools for parks), regular electronic newsle  ers, mailings, and partnerships 
with local radio sta  ons, newspapers, magazines, television sta  ons, and websites.
Ac  vely pursuing coverage in na  onal and interna  onal publica  ons can also be 
helpful in building pres  ge and a  rac  ng sponsors. On the low-tech side, we fi nd 
that promo  ng programs by placing a  rac  ve signs in the loca  on where the 
program will be held for about a week in advance is extremely eff ec  ve.

Revenue Streams

To support the level of programming and the standard of cleanliness, security, 
maintenance, and hor  culture that LeBauer Park should strive for in its opera  ons, 
LeBauer Park should be supported by diverse revenue streams that go far beyond 
the typical allotment for a City of Greensboro park.
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The managers of LeBauer Park should strive to collect revenue from the following 
sources, among others:

• Support from surrounding property owners – Owners of commercial and 
residen  al proper  es will almost certainly see huge gains in value if LeBauer 
Park is successful. They should contribute to the park’s opera  ons to ensure 
that success.

• Rent from restaurants, bars, and kiosks – Food is a winner in public spaces. 
Various types of food and drink outlets should be developed in the park in 
partnership with operators that will pay a base rent plus a por  on of their sales 
to the LeBauer Park’s managers.

• Corporate sponsorship of programs, ameni  es, sec  ons, and events in the 
park –Interna  onal corpora  ons that have an interest in marke  ng to the 
core users of the park, and local companies that are interested in presen  ng 
themselves as a good neighbor, should be iden  fi ed and approached about 
sponsoring parts of the park. These sponsorships can be  ed to temporary 
programs like yoga classes, movable elements like a reading room, and 
permanent sec  ons like The Great Lawn. Sponsorships should be renewable, 
not permanent, and should only use the opera  ng expense of the element or 
program as a very early star  ng point for the sponsorship fee, not a basis. The 
managers of LeBauer Park should use the prices of sponsorship agreements 
at NewBridge Bank Park and the Greensboro Coliseum as a basis for pricing.

• Experien  al marke  ng – Many brands use pop-up events to promote a new 
product or expand to a new market. LeBauer Park should strive to be the go-to 
des  na  on for these types of events in Greensboro. Experien  al marke  ng 
events should be priced based on the impact of the event on the regular use of 
the park, the poten  al damage the event could cause to the park, the benefi t 
of the event to regular uses of the park, and the corpora  on behind the 
event’s ability to pay (we’d charge Microso   much more than we’d charge the 
American Heart Associa  on for the same event). Obviously, the sponsorship 
and experien  al marke  ng market in Greensboro are not as strong in as they 
are in New York or another large city.

• Founda  on and philanthropic support – At least in the early years, support 
from founda  ons and other philanthropic donors will be helpful in funding the 

opera  ons of the park. Ideally, philanthropic support will step down as other 
revenue sources grow.

• Other miscellaneous sources of revenue – The managers of LeBauer Park 
should strive to be as be opportunis  c and entrepreneurial as any other small 
business. The team of people working on the park should always be looking 
to generate revenue in new ways that are either non-obtrusive or enriching to 
the visitor experience in LeBauer Park. For instance, in the summer of 2013, at 
14th Street Park in New York, we began off ering bag check during salsa classes 
for a small fee. This was an added service for visitors to the class and a source 
of a small but benefi cial revenue stream.

Ideally, any revenue generated in the park will stay in the park. While revenue from 
these sources might start small, if LeBauer Park is successful they will con  nue to 
grow. The key to this success is a  rac  ng people to the park with programming, 
ameni  es, and events. The more people that enter the park and the longer they 
stay, the more a  rac  ve sponsorships in LeBauer Park will be to corpora  ons.
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CHAPTER 6
EDGE DESIGN RECOMMENDATIONS
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Edge Design 
Recommendations
This sec  on summaries other design recommenda  ons that address edges to 
LeBauer Park.  These edges include opportuni  es to incorporate public art, 
buildings, edge street treatments, enhancements to parking structure façades.  
All infl uence the visual and comfort experience moving to and from the park, 
but are areas outside the budget allocated for this park project.  These other 
design recommenda  ons area exactly that - recommenda  ons.  They ar  culate 
ideas that support the vision for the park and suggest ways to address adjacent 
edges to the park.  These recommenda  ons are not meant to be all-inclusive but 
implemented over  me.  They will take on a diff erent physical look or treatment as 
illustrated in this sec  on, but should address the goals and objec  ves behind each 
recommenda  on as an enhancement to LeBauer Park.  

The edge design recommenda  ons include the following:

• Iconic Gateway Features:  Terminus Vistas to the Promenades
• Steven Tanger Center for the Performing Arts (STCPA) Parking Lot:  Summit 

Avenue Frontage
• Renaissance Plaza Parking Deck Façade
• Church Street Parking Deck: Facing LeBauer Park
• Church Street Improvements:  Beau  fi ca  on and Connec  ons to Assets 

across the Street
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Iconic Gateway Features

The opportunity exists to explore opportuni  es to create iconic gateway features 
as the terminus vista to each of the park’s promenades.  Funding of these items 
may not be a  part of the Park project, but are sugges  ons to others for improving 
adjacent gateway opportuni  es adjacent to LeBauer Park. These iconic gateway 
features can occur in the form of a piece of public art or a sculptural building/
structure.  The plan proposes three iconic gateway features, which can occur 
with the construc  on of the park or as addi  ve elements over  me.  While these 
features are recommenda  ons, the look and feel of these iconic structures will 
most likely look much diff erent than the character images u  lized to ar  culate the 
idea.  However, the fi nal implementa  on of these features should be iconic as they 
play an important role in facilita  ng strong synergies with adjacent des  na  on 
uses.  

The three iconic gateway features are as follows:

• Children’s Museum Gateway Feature:  Located at Church Street at the 
eastern terminus of the Avenue.  This whimsical element(s) should use strong 
colors and vegeta  on with a children’s theme.  The goal is to be  er integrate 
Children’s Museum with LeBauer Park and provide improved visibility and 
iconic draw to pull patrons between the museum and park.  

• STCPA "Jewel" Building/Sculpture Gateway Feature:  Located as the vista 
terminus to Market Promenade at the Steven Tanger Center for the Performing 
Arts, the iconic feature might be in the form of sculptural "jewel" building or a 
piece of iconic art.  The "jewel" building might be the 300-seat mul  -purpose 
space iden  fi ed in the outreach process and the iconic piece of art might be an 
art piece that speaks to the performing arts.

• Gateway Feature over Davie Street:  This important gateway feature provides 
the connec  on point between the exis  ng Center City Park and new LeBauer 
Park.  Si   ng at the confl uence of Carolyn Lane, the Avenue, and Davie Street, 
the opportunity exists to a structure, art installa  on, or even building to sit 
over the street.
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FIGURE 6-1:  ICONIC GATEWAY FEATURES LOCATION DIAGRAM
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Children's Museum Gateway Feature
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STCPA "Jewel" Building/Sculpture Gateway Feature
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Gateway Feature Over Davie Street



LeBauer Park Conceptual Park Master Plan & Programming Strategy88

STCPA Parking Lot on Summit Avenue

The concept for the surface parking lot to the performing arts center is a passive 
park u  lizing the grid system of parking stalls and drive aisles to plant trees on a 
grid to create a shaded parking area.  Trees might be planted in the ground or put 
in planter boxes.  While serving as parking needs, the lot might dual as a nursery 
with trees in boxes that can be easily transported and planted in other areas in 
the downtown to enhance the streetscape.  The surface area for the parking lot 
considers alterna  ve pervious materials such as decomposed granite or pavers, 
with tall na  ve grasses between parking bays.  Tree boxes and par  al fences could 
infuse color and play of light in the space during the day and at night.   

Poten  al Features:

• Use of bold colors
• Surface parking placed within a grid of trees
• Trees planted in the ground or in boxes
• Tree boxes that are painted a bold color or have the ability to be lit at night
• Par  al wall along Summit Avenue using bold, semi-translucent material
• Alterna  ve ground treatments beyond asphalt - consider pervious materials 

for part or all of the parking lots surface area
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FIGURE 6-2:  STCPA PARKING LOT
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Renaissance Plaza Parking Deck Facade

The Renaissance Plaza parking deck façade is a very visible façade fron  ng on 
the park.  In its current condi  on, there is a tree line hiding the majority of the 
deck's façade on Davie Street.  The recommenda  ons for the parking deck façade 
include addressing the inac  ve ground fl oor of the deck.  While adding a land use 
is not feasible based on the needs of the building, considera  on should be given 
to removing the parallel parking in front of the deck to grow the sidewalk as part 
of the "road diet" on Davie Street.  This would provide a greater sidewalk surface 
area to be  er beau  fy and screen the ground fl oor of the deck without aff ec  ng 
the use of the deck.  

If agreed upon by the building's owner, and does not obstruct views from the 
building to the park, a billboard sign might be a  ached to the roof of the deck 
facing LeBauer Park to create an iconic feature visible from the park and broader 
downtown area.  Long-term, considera  on might be given to removing the exis  ng 
trees and sponsoring a large interac  ve art feature similar to the Shimmer Wall 
(built through a corporate sponsorship) in Raleigh, North Carolina or some other 
form of signifi cant super-graphic/art feature.

Poten  al Features:

• Removal of parallel parking to enhance ground fl oor treatment and 
beau  fi ca  on

• Billboard sign
• Large Art Wall/Super-graphic
• Other green wall structures iden  fi ed for the Church Street Parking Deck may 

be u  lized for this façade enhancement as well
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FIGURE 6-4:  RENAISSANCE PLAZA PARKING DECK
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Church Street Parking Deck

Fron  ng directly on the park across from the Central Library, one or mul  ple 
recommenda  ons can be applied to the exis  ng Church Street parking deck façade.  
One recommenda  on includes the use of a living wall with mul  ple plants growing 
on the wall, in a collec  on of organized panels; in planter boxes that could be an 
eclec  c range of colors and sizes; or depic  ng a large themed graphic rela  ng to 
children.  Another recommenda  on uses a series of mul  -colored panels a  ached 
to a structure frame that infuse color and can be backlit for a drama  c eff ect at 
night.  Part of the wall could become a water wall or other form of water feature 
applied to the façade.  With the majority of the façade fron  ng the Children's Park, 
the deck façade could be dedicated to suppor  ng some of its programs, such as 
an area dedicated for projec  ng children's movies; backdrop for small children's 
performances; or historical  meline as an educa  onal tool for children.  With such 
a long façade to work with, a hybrid of many of these and other design applica  ons 
should be considered for the deck's façade treatment. 

Poten  al Features:

• Living wall - using plants and/or planter boxes to infuse greenery and color to 
the façade

• Mul  -colored panels a  ached to a structure frame
• Water wall or similar water feature - can be small in scale
• Donor wall
• History wall
• Quotes
• Children's themed art
• Small screen for movies
• Backdrop for small children's performances
• Solar panels on the roof
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Church Street Improvements

Church Street is an important street running north/south through downtown.  
The street currently appears to be oversized for the traffi  c volume it is currently 
suppor  ng.  In its current condi  on, it has no consistent street trees or landscaping 
to so  en the harshness of a right-of-way that is all impervious materials.  As part of 
a demonstra  on project, the improvements to Church Street recommend reducing 
vehicular lanes in the form of a "road diet" from Friendly Avenue to Church Street.  
This road diet broadens pedestrian realm and off ers the ability to incorporate 
new landscape features without changing the exis  ng curbs and gu  ers.  New 
landscape features should include, at minimum, trees in boxes, plants in pots, and 
the infusion of color to create a more invi  ng pedestrian realm and so  en exis  ng 
condi  ons of the street. 

Church Street also links the area south to the Greensboro Galyon Transporta  on 
Center.  With ini  al phases of the Downtown Greenway in place, and future phases 
in the works, accommoda  ng bicycle access in the downtown is cri  cal and as 
another way to provide access to LeBauer Park.  Considera  on should be given 
toward using the broad right-of-way of Church Street to incorporate protected 
bicycle lanes.  Other ci  es have successfully implemented such bicycle facili  es to 
improve bicycle use in urban areas, and similarly can be executed as a lower cost 
demonstra  on project.

Poten  al Features:

• Road diet - slow vehicular traffi  c and allow another mid-block crosswalk at the 
end of the Avenue

• New landscape features: trees in boxes and plants in pots (easy to move)
• Trees planted between parallel parking spaces, as applicable
• Eliminate turn lanes
• Incorporate protected bicycle lanes
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FIGURE 6-6:  CHURCH STREET IMPROVEMENTS
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Katalyst, Inc.
27127 Calle Arroyo, Suite 1910
San Juan Capistrano, CA 92675
(949) 467-9403
www.katalys  nc.com
Contact:  Richard Flierl, President/Principal
richard.fl ierl@katalys  nc.com


