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The City of Woodburn received a grant from the
Oregon Transportation and Growth Management
Program to help fund an update of the 1998
Downtown Development Plan. The plan area consists
primarily of properties within the Urban Renewal
Area (URA), while recognizing the importance of

the historic Settlemier neighborhood to the future

of downtown. These properties feature a mix of
development and architectural styles, including
historic buildings and the historic neighborhood,
commercial and industrial buildings, and a small cluster
of civic uses. The plan area also includes important
transportation facilities including the Union Pacific
Railroad, providing both freight and Amtrak service,
and North Front Street, South Front Street, and
Young Street, which serve as gateways to downtown
from Highways 214 and 99E. The elements of the
Woodburn Downtown Development Plan Update are
as follows:

Land Use and Regulatory Amendments — these
amendments include Comprehensive Plan policies,
zoning, and development standards. In order to
implement the Downtown Development Plan,
amendments are necessary to the Comprehensive Plan
and Woodburn Development Ordinance. Approval of
these amendments will be through a process involving
public review, work sessions, and public hearings by the
Planning Commission and the City Council.

Transportation Improvements — conceptual plans
for streetscape and pedestrian/bike circulation
improvements. The Downtown Development Plan
includes revisions to the Transportation System Plan
(TSP) illustrating streetscape improvements.

Urban Renewal — Strategic Business Development
Plan and the Implementation Plan establishes
objectives and prioritized actions for the Urban
Renewal Agency (URA). Primary responsibilities for
carrying out these actions will rest with the URA, the
Chamber of Commerce, and the Downtown Business
Association. Private development interests will also
have a role in achieving the objectives of the Strategic
Business Development Plan.
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Development Studies — these are potential
redevelopment scenarios within the project area. These
redevelopment studies are conceptual illustrations

of development that could occur given the proposed
changes to the Comprehensive Plan and Woodburn
Development Ordinance. The plans for redevelopment
of any property in downtown will be prepared and
reviewed at that time. Future development applications
will not be bound by the conceptual studies of this
plan.

Plan Subareas

The plan area was divided into five subareas in order
to understand unique characteristics, key attractions,
transportation, and parking issues to be addressed.
The subarea approach also helped to identify
complementary revitalization opportunities. The
subareas are:

Old Town and Settlemier Historic Neighborhood —
Old Town is bounded by Oak and Harrison Streets
and by Front to mid-block between Second and Third
Streets. The Settlemier neighborhood continues east to
Settlemier Avenue.

Gateway District — the subarea is located between
Front Street on the west and Mill Creek on the east.

South Front Street Corridor — the subarea is a narrow
corridor along Front Street connecting downtown to
South Settlemier Avenue.

North Front Street Corridor — the narrow corridor
includes recent street improvements to Front Street as
the primary transportation improvement connecting
Old Town to Highway 214.

Young Street Corridor — bounded by Mill Creek and
Highway 99E.

Vision and Goals

The Woodburn Downtown Development Plan
Update is built on a previous vision from the
Downtown Development Plan of 1998. This plan
further refines the broad goals and objectives of the
1998 plan through more specific and detailed study
of land use, transportation, and the potential for
future development. It also provides more detailed
priorities and strategic business actions. Both plans
share the vision of a thriving, safe, and vital center
for the community. Positive changes in Old Town



and in the newly-defined Gateway Subarea are critical
to regaining momentum for achieving that vision. In
order to provide guidance, the plan established three
fundamental goals:

* Enhance Old Town and the Settelmier neighborhood
as a “Healthy Heart” for Downtown

* Create a “Complete Downtown” with new
development in the Gateway Subarea

* Sustain a Successful Business Community

The goals are interrelated. Success in reaching one
goal will “set the stage” for meeting the other goals.
Each one will have multiple benefits for improving
the appeal of downtown as a good place to work,
shop, walk around, and have a business. Focusing on
only one or two of the goals will fail to realize the full
potential for downtown revitalization.

Land Use Reglatory Amendments

As part of the Downtown Development Plan
Update, Comprehensive Plan policies were added

and revisions made to two existing zoning districts —
Downtown Development and Conservation (DDC)
and Commercial General (CG). Zoning revisions
strengthen the architectural design guidelines and
standards for Old Town and allow housing to be
developed. These updates will also help create a
“complete downtown” over time, with new land uses
and buildings on the east side of Front Street. The
goal of a “complete downtown” is to create a balance
between retail, employment, and housing in downtown.
They are complementary uses and important to a
vibrant and appealing downtown.

Transportation Improvements

Ensuring a balanced multi-modal infrastructure is

an essential component to a vibrant downtown. A
framework plan for transportation improvements was
developed. The framework plan focuses on pedestrian
improvements, streetscape enhancements, and parking
improvements for Old Town. Concerns about the
availability of on-street parking in Old Town were
frequently voiced during community outreach. Parking
improvements might include the conversion of
existing two-way streets to one-way streets with angled
parking. Angled parking would improve awareness of
available downtown parking with easy access. Selection
of any specific streets for conversion to one-way will

be considered outside of this plan and subject to a
separate public discussion and approval process.

Development Studies

Opportunity sites within the project area were
selected for conceptual study of their redevelopment
potential. The sites were reviewed and approved by
the Stakeholder Working Group (SWG). They are
properties for which there are no property owners

or city plans for redevelopment. Redevelopment of
any property in downtown would require financial
and real estate market conditions favorable to private
investment and a willing property owner (public

or private) interested in redeveloping or selling the
property. However, each of the sites considered could
be a catalyst project in meeting the fundamental goals
of the Woodburn Downtown Development Plan

Update.

The concepts illustrate possible development
scenarios consistent with the Woodburn Development
Ordinance changes. They emphasize mixed use
development as one strategy that might help achieve a
retail/housing balance by increasing the opportunities
for downtown living, as well as opportunities for
greater business diversity. Three of the sites, which

are owned by the City of Woodburn, provide an
opportunity for the City to consider the advantages of
being a partner in redevelopment. Those advantages
include selecting development teams, helping to define
the development program and offering incentives
based on how well the proposed development program
supports City goals.

Strategic Business Development Plan

A successful business district will have a balance

and mix of uses, which include retail shopping,
professional and government services, entertainment,
restaurants, and housing. The Strategic Business
Development Plan analyzes market opportunities and
constraints for downtown Woodburn. It suggests
ways to leverage increased private investment and to
overcome barriers to economic development. The
strategic plan details specific actions to guide the City
of Woodburn with public and private actions for
business development. It builds on meetings with City
staff, Stakeholder interviews, site visits, tours of the
area, feedback from open houses, and other relevant
research.

City of Woodburn



Housing Strategy

Housing is an integral component in meeting the

three fundamental goals of the Woodburn Downtown
Development Plan Update. Increasing the number

of people living downtown will contribute to the
overall health and vitality of downtown. Residential
uses provide a more active pedestrian environment
and can increase feelings of personal safety through
“eyes on the street” well beyond typical business hours.
The Housing Strategy includes an overview of urban
housing trends and a housing demand forecast for new
housing units in downtown during the next 20 years. It
also identifies specific strategies to encourage housing
development.

Implementation Plan

The Implementation Plan identifies the key actions to
achieve the vision and goals for downtown Woodburn.
The actions are prioritized and phased over time,
spreading the work into feasible levels of effort and
combined strategically to maximize the opportunities

for one project to leverage the investment of another.
The actions and investments have been selected to
support existing businesses; facilitate the development
of new housing, retail, and employment and to
complete public projects to improve the overall
transportation and pedestrian environment. A very
important action to be taken is the adoption of the
Woodburn Downtown Development Plan Update
including the zoning revisions and the additional
Comprehensive Plan policies. Taken together, these
measures will enhance an already appealing downtown.

Community Outreach

Community outreach has been a key element of the
planning process. Participants helped identify the best
qualities of downtown, needed improvements and

an overall vision for the next 20 years of downtown
changes. Historic character and traditional buildings,
restaurants, plaza, and Chemeketa Community College
were frequently noted as positive features. Another
positive feature is the current business community in
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Old Town. Many participants also hoped for a future with more diverse business interests, especially businesses
that may be a regional attractor. Sidewalk repair, better street lighting, and additional parking were some of the
improvements frequently supported. The outreach effort included:

* Community workshops

* Stakeholder interviews

* Stakeholder Working Group (SWG)
* Updates for City Council

* Updates for Planning Commission
* Neighborhood Meetings

The SWG was an especially valuable resource for the planning process. They met multiple times with the
consultant team to help set the right themes and long-term vision for downtown, discuss potential changes to
current zoning to help achieve the vision, and review the catalyst opportunity sites for redevelopment and the
concepts developed for each site.

Next Steps

The 1998 Downtown Development Plan was a “road map for change.” Updating the plan is an opportunity to
assess what has been accomplished over the past ten years and what has changed in the community. This plan
builds on the earlier vision, but refined some of the goals. New opportunities were identified and more detailed
concepts and implementation strategies have been provided.

Adoption of this updated plan and its implementing ordinances and policies is the immediate next step. Beyond
that, conditions will always change and future updates to the plan are likely to occur. Updates to the regulatory
and policy context for land uses and transportation system for downtown will be reviewed and approved through
the Planning Commission and City Council. Updates to the Strategic Business Plan will be lead by the Urban
Renewal Agency. In all cases, there should be a robust and open public discussion surrounding any continuing
assessment of the plan.

4 City of Woodburn



City of Woodburn 0 o 200

Downtown Development Plan Update SCALE INFEET

Downtown Plan Subareas

—  Creek = Woodburn Downtown Plan Subareas
Wetland A Old Town
0 100 Year Floodplain B Gateway District
C South Front Street Corridor
o Potential Gateway Treatments

D North Front Street Corridor
E Young Street Corridor

In association with:

Leland Consulting Group
Kittelson & Associates

Figure

Downtown Development Plan Update



Downtown Woodburn is the original townsite for

the community, with a street grid oriented toward
Union Pacific Rail line. The railroad was the primary
transportation route through the City at the time of its
development. Over the years, Highway 99E, Interstate
5, and Highway 214 caused a significant amount of
traffic to bypass the area causing business and vitality
to decline. Nevertheless, Woodburn has retained much
of the downtown’s character, building stock, and
public facilities, which provides a great foundation for
revitalization.

The Downtown Development Plan area consists of
properties that are generally within the URA, including
a historic Old Town. The properties within the plan
area feature a mix of development and architectural
styles, including historic buildings, commercial and
industrial buildings, and a small cluster of civic

uses, including the library, post office, public works
facilities, and urban plaza. The water tower is an iconic
landmark. There are also small amounts of residential
and religious use. Most commercial uses are casual
dining restaurants and clothing stores. Key attractors
in the area include the Settlemier Park, the recently
constructed Old Town plaza between Front Street and
First Street, and Chemeketa Community College.

The plan area also includes important transportation
facilities including the Union Pacific Railroad,
providing both freight and Amtrak service, and North
Front Street, South Front Street, and Young Street,
which serve as gateways to downtown. These gateway
streets provide direct connections to Old Town for
regional travelers on Highways 214 and 99E.

Plan Subareas

The plan area was divided into five subareas (Figure
1). Focusing on smaller subareas allowed analysis
of unique land use characteristics, key attractions,
transportation, and parking issues to be addressed
through the planning effort. Analysis at the subarea
level also helped to identify complementary
revitalization objectives that are consistent with an

overall downtown vision.

O1d Town (Subarea A)—OId Town is bounded by

Oak and Harrison Streets and by Front Street to mid-
block between Second and Third Streets. The historic
neighborhood extends east to Settlemier Avenue. The

subarea features an eclectic mix of development and
architectural styles, including historic buildings and
residences, commercial and industrial buildings, and a
small cluster of civic uses. Key attractors in the area
include the parks and plazas. The current downtown
businesses are small and most are Latino owned

and operated. The neighborhood at the west edge

of downtown is primarily single-family residences,
including some of Woodburn’s oldest and most

historically significant homes along Settlemier Avenue.

Front Street Retail

Gateway District (Subarea B)—The subarea

is bounded by the rail line on the west and Mill

Creek on the east. It is essentially “the other side of
tracks” in the downtown context. Existing land uses
include Chemeketa Community College, a number

of industrial employers, and religious institutions.
Many of the properties have a low value ratio for
improvements to land values and could see significant
redevelopment over a twenty-year timeframe.

Chemeketa Community College

City of Woodburn



South Front Street Corridor (Subarea C)—This is
a narrow corridor within the project area, connecting
downtown to South Settlemier Avenue. Sidewalk and
surfacing improvements to Front Street have been
completed by the City. The improvements created a
new and welcoming look for downtown, enhancing
the street as “front door” for the existing businesses.
Land uses for the corridor are primarily low density
residential with low value ratios for improvement to
land values. These uses are outside the boundaries of
the Urban Renewal District and were not considered to
be good redevelopment opportunities.

North Front Street Corridor (Subarea D)—North
Front Street is a similarly narrow corridor with
planned improvements to Front Street as the primary
transportation improvement connecting Old Town to
Highway 214. Abutting land uses are residential and
industrial with a mixed improvement value to land
value ratios. The west side of the corridor is within the
Urban Renewal District and could see redevelopment
over a 20-year period. Where the subarea abuts Old
Town there is potential for new residential and mixed-
use infill. Properties to the north are more likely to see
continued commercial industrial and manufacturing
uses.

Young Street Corridor (Subarea E)—The Young
Street Corridor can be a significant gateway into the
downtown area from Highway 99E. Improving its
function for cars, bikes and pedestrians, and enhancing
its visual appeal will support the overall strategy of
drawing the attention of regional travelers toward
downtown Woodburn.

Highway 99E and Young Street Intersection

Vision

The vision for downtown Woodburn is to be the
thriving, safe, and vital center of the community. It
projects a positive image of prosperity and progress.
Improvements and new development should respect
and contribute to the historic character of the City. A
vibrant hub of activity, a large number of permanent
residents living in downtown, and a wide variety of
active and unique businesses serve the community and
visitors. Business, government, and employment uses
are linked to residential neighborhoods, educational
facilities, recreation, and entertainment opportunities.
While downtown is easily accessible via a local street
network and public transportation, circulation is
controlled to provide a safe and inviting pedestrian and
bicycle environment. Downtown Woodburn is a place
of gathering and enjoyment and a source of pride in
the community.

Achieving that vision will require positive changes
over time. The change begins by building on what

is good today. Downtown Woodburn has a number
of assets that can be built on to increase businesses
and employment appeal, and to create more regional
awareness of what can be found in the project area.
The greatest assets include:

Historic Character—waiting to be “rediscovered”
and complemented through future development and
design themes.

Urban Plaza—the Urban Plaza is the most prominent
and visible public open space in Downtown
Woodburn. It has become a popular gathering place
for the Hispanic/Latino community.

A Civic Center—a “close-in” location for key
downtown-supportive Civic and Service Facilities.
These include City Hall, the Public Library, the Aquatic
Center, the World’s Berry Museum, the Post Office,
and Chemeketa Community College.

Residential Neighborhoods—neighborhoods offer
pleasant, livable, and historical residential living, There
are cozy streets with full and mature shade tree cover.
Residents live within a short walking distance of
downtown retailers.

Downtown Development Plan Update



Goals

The Woodburn Downtown Development Plan
Update established three primary goals. The goals
are interdependent. Success in reaching each goal will
contribute to successfully meeting the other goals.

Enhance Old Town as a “Healthy Heart” for
Downtown

Old Town, along with the Settlemier neighborhood,
will provide complementary opportunities to live,
work, shop, and play in a clean, safe and attractive
environment. It is an environment rich in historic
assets, walkable streets, and the traditions to build
on as a future for downtown. Primary plan elements
supporting this goal include:

The plaza

Zoning and Comprehensive Plan Updates to
Preserve Historic Character—updates set building
height limitations and provide stronger architectural
design guidelines and standards for Old Town. An
attractive traditional character will be a positive
factor in attracting new business investment and new
residents seeking a downtown living experience.

Zoning and Comprehensive Plan Updates for
Housing Choices—a broader range of housing
choices can now be provided, including mixed-use
development typical of downtown and Main Street
environments. More residents will provide vital
qualities for a thriving downtown. They engage in
positive activities exactly matching the goal of creating
a good place to live, work, shop and play. They also
provide “eyes on the street,” which increases the
overall sense of safety.

Development Studies—conceptual studies and
development programs focus on opportunities to

8

provide new shopping or professional services space,
new residences, and an event center for the community.
They also suggest opportunities for the City to play

a strong partnership role with private investment,
offering guidance and incentives to bring the desired
development into Old Town.

Concepts for Street Improvements—design
concepts illustrate visual and functional improvements
for downtown streets. The improvements will enhance
the pedestrian and business environment. Street
improvements also represent a public investment that
can encourage private investment.

Other Supportive Elements—Housing Strategy and
Strategic Business Development Plan.

Create a Complete Downtown with new
Development in the Gateway Subarea

Encourage new development east of Front Street that
is complementary to the retail, housing, and streetscape
environment of Old Town. Plan elements supporting

this goal include:

f'l'!..

The Withers Lumberyard

Zoning and Comprehensive Plan Updates to
Encourage Mixed-Use—updates allow for mixed-
use redevelopment under favorable market conditions
and with interested property owners. A broader

range of housing choice and higher densities can be
integrated with new employment or commercial uses.
Each of these uses will provide new customers and

a complementary business synergy for the shops and
businesses of Old Town.

Development Studies—conceptual development
studies illustrate the opportunity for multiple

properties to redevelop over time as allowed in the
zoning revisions. They also illustrate a fundamental

City of Woodburn



principle of the Strategic Business Development Plan,
which is to allow more residential development as an
infill use. Mixed-use redevelopment will also focus
market energy at locations most beneficial to the
existing businesses and services in Old Town.

Concepts for Street Improvements—Young is an
important corridor into downtown and will need to
be complementary to both Old Town and to future
mixed-use development in the Gateway Subarea.
Design concepts illustrate visual and functional
improvements.

Other Supportive Elements—Housing Strategy and
Strategic Business Development Plan.

Sustain a Successful Business Community
Combine public and private efforts to achieve

a balanced mix of uses that include shopping,
entertainment, restaurants, professional and
government services, and housing. Plan elements
supporting this goal include:

Strategic Business Development Plan—the
business plan addresses market opportunities and
constraints for downtown. Opportunities that support
the overall vision or the other goals can be leveraged,
often focused public actions, to increase private
investment. The plan concludes with specific actions to
guide public and private efforts.

Housing Strategy—housing is an integral component
of the goals for Old Town and for the complete
downtown. Housing trends and the potential 20-year
absorption rate for new housing (rental and for sale) in
downtown were analyzed. The analysis concludes with
strategies to increase the “capture rate” in order to
bolster the residential component of downtown.

Other Supportive Elements—physical planning
concepts (such as new development, streetscape
enhancement, and parking) will help sustain and
improve the business district and attract new residents.
Downtown is a good business address and a good
place to live. Zoning revisions and policies added to
the Comprehensive Plan will support key actions of
the Strategic Business Plan and the Housing Strategy.

Have an Implementation Plan
An implementation plan is essential to the
transformation of downtown Woodburn. The plan

Downtown Development Plan Update

embraces the vision and goals, establishes specific
actions to be taken, identifies catalyst projects, and
provides implementing measures to make it happen.
Immediate priority actions to get momentum
underway are identified. There are also three categories
of catalyst projects and actions for transportation
improvements, redevelopment opportunities and land
use, and regulatory adjustments. The plan concludes
with an evaluation of various financing strategies for
public projects and actions.

Engage the Community

The Woodburn Downtown Development Plan Update
is not the only opportunity to engage the public and
key stakeholders. A continuing community dialogue
needs to be structured. There will be a diversity of
opinions. The dialogue should identify the key actors,
their interests, and how best to engage them in a
constructive and non-confrontational atmosphere.
Sometimes they will “come to you™ in the context of
public meetings and open houses. Other times the City
must find ways to “take the dialogue to them” through
their common cultural, religious, or business interests.

Community Outreach

Community outreach has been a key element of the
Downtown Development Plan Update process. The
outreach effort included:

* Community workshops

Stakeholder interviews

Stakeholder Working Group (SWG)
* Updates for City Council

* Updates for Planning Commission
* Neighborhood meetings

Participants in the community workshops were asked
to help identify what they liked best about downtown
and to suggest key design and development themes
that would make it a better place. Historic character
and traditional buildings, the restaurants, the plaza,
and Chemeketa Community College were frequently
noted as positive features. Sidewalk repair, better street
lighting, and more parking were the improvements
most asked for.

Interviews were conducted with four groups of
key stakeholders. The interviews affirmed the same
positive downtown features that were identified by the



Community Workshop

public. There was also an appreciation of the existing
business community and a desire to see both private
and public investment in maintaining and expanding

it. Investment coupled with better marketing should
give more people “a reason to come downtown.” Most
of the stakeholders agreed that additional housing
opportunities in downtown would help create a good
pedestrian and business environment.

The SWG provided on-going review and input for all
elements of the plan. Their review focused on setting
the right themes and long-term vision for downtown
development, potential changes to zoning to help
achieve the vision, and the selection of opportunity
sites to study and illustrate redevelopment potential in

downtown.

Previous Downtown Development Plan
The initial Downtown Development Plan was

completed in 1998. It also envisioned downtown as

a thriving, safe, and vital center of the community,
projecting a positive image of prosperity and progress.
It recognized that downtown includes the residential
neighborhood and that both contribute to the quality
of life in downtown. It encouraged multicultural social
interaction of active and unique businesses to serve the
community and visitors.

Major projects and actions of the 1998 Development
Plan have been achieved. Chemeketa Community
College has opened. The concept of a public market
in place of a City parking lot came to fruition with
the construction of the Plaza. Other projects wait

to be implemented but remain as viable projects

for revitalizing downtown. The primary project to
complete is The Mayor’s Alley concept. The concept
will improve the existing alley between Front Street
and First Street. Improvements envisioned in the 1998
plan included paving, lighting, landscaping, and trash
enclosures. Businesses are still encouraged to open
entrances onto the alley and to utilize it as outdoor
seating or eating space.

The Downtown Development Plan Update embraces
the 1998 vision and celebrates the completion of
actions and projects from that plan. The plan update
has added the concept of the “complete downtown”
that will extend mixed-use development across the
railroad tracks. The plan update also emphasizes

the importance of providing for more housing and
housing choices as part of a complete downtown.
Zoning revisions have been made to support mixed-
use development and expanding the housing choices.

City of Woodburn
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|dentifying the Opportunities

Through analysis and review of the existing conditions,
needs and opportunities for the downtown area were
identified. Key needs and opportunities were addressed
as concept plans, zoning code updates, and strategic
action plans as part of the Woodburn Downtown
Development Plan.

Land Use and Redevelopment Opportunities
Historic Character—downtown Woodburn possesses
an historic building stock. Updates to the Downtown
Development and Conservation zone will regulate
building height, increase housing choices, and preserve
architectural and historic character.

The Plaza—Ilocated in the heart of Old Town,

on First Street, between Grant and Hayes Streets,
the Plaza is the most visible public open space

in Downtown Woodburn. Visibility and public
prominence can be enhanced by development of a
special streetscape design for the surrounding streets.

Association Building—this City-owned building

on Front Street and the Plaza is currently vacant.
Finding a use and/or tenants supportive of a vital
downtown is a top priority action item in the Strategic
Business Development Plan. It is one of the five key
Opportunity Sites identified in the plan. Options for
building use are included in the plan

City of Woodburn Public Works—Ilocated on the
corner of Garfield and First Streets, this is an example
of a city-owned property that could be redeveloped

to a more active commercial or mixed-use. This plan
contains a concept plan for that redevelopment.

Underutilized Site at Front Street and Cleveland
Street—this full block site is partially owned by

the City. Assuming full ownership in the future, a
redevelopment program for senior housing is included
in the plan.

Mixed-use Center—vacant and underutilized
commercial and industrial-zoned property on the east
side of the railroad tracks, adjacent to the Chemeketa
Community College campus, could be transformed
into a use complementary to Old Town. This
transformation would be consistent with the project
goal of a complete downtown. This plan includes a
new zoning subdistrict to support the goal of mixed-

Downtown Development Plan Update

use across the tracks and provides concept plans for
possible redevelopment scenatios.

Pedestrian-Friendly Environment—with a compact
and easy-to-navigate street grid, short blocks, and
slow traffic, Downtown Woodburn offers an attractive
pedestrian environment. The plan provides streetscape
plans, transportation improvements, and land use
changes to enhance the pedestrian environment.

Vitality of Front Street as a Primary Retail Street
—retail development along Front Street is restricted
to one side of the street due to the presence of

the railroad and incompatible industrial uses on

the opposite side of the street. The plan addresses
this issue through zoning changes and concept

plans developed to illustrate the idea of a complete
downtown that reaches across the rail line.

Lack of Comprehensive Downtown Marketing
Strategy—there is no organized marketing plan

or strategy in place for downtown Woodburn that
capitalizes on notable strengths. The Strategic Business
Development Plan addresses that need.

Multi-modal Transportation Opportunities
Redevelop the Young Street Corridor—The Young
Street Corridor can be a major gateway approach to
the downtown area from Highway 99E. Streetscape
improvement plans and redevelopment concepts were
developed to illustrate that opportunity.

Develop the Mill Creek Greenway—the greenway
could provide an opportunity for an off-street travel
corridor for pedestrians and bicyclists. The City has
already initiated a plan for a greenway trail. Streetscape
improvements for Young Street should provide a safe
crossing and connection point for the trail.

Strengthen First Street as a Downtown Retail
Street—the plan includes a mixed-use residential
redevelopment concept plan, along with concepts for
significant streetscape improvements. The streetscape
improvements can be linked to other Old Town
street improvements currently identified in the CIP.
Other opportunities to strengthen First Street include
retaining existing businesses; diversify the business
mix, improving on-street parking, and a functional
restoration of the historic movie theater.

Opportunity Sites for Revitalization
Five opportunity sites were selected for a more detailed
redevelopment study (Figure 2). Each site could be a
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catalyst project in achieving the vision of a complete
downtown with complementary uses on each side of
Front Street. The redevelopment studies also illustrate
changes in land uses and building types that would

be possible with zoning changes to the Downtown
Development and Conservation zone, and the creation
of a new Gateway Subdistrict were implemented.

First Street Mixed-use Development Study

The plan covers the half-block bounded by Arthur
Street, First Street, and Garfield Street and utilizes
the existing alley (Figures 3-4). The study assumes

replacement of the current Public Works Annex

Public Works Annex Building redevelopment opportunity

Building and two small businesses fronting onto

First and Garfield Streets. The concept illustrates the
potential for three-story, mixed-use redevelopment
with ground floor retail or office space. Fifteen
apartments are accommodated on the upper two
floors. New shops and apartments along First and
Garfield Streets would place new architectural features
directly across from the Plaza. Unlike the Public Works
offices, which provide “eyes on the street” for limited
hours and days of the week, a mixed-use development
would provide new eyes on the street for longer
periods of time. Streets and public spaces watched by
neighbors are safer places.

Gateway District Development Study

A multi-block, mixed redevelopment plan was
developed for the Gateway District subarea (Figures
5-6). The plan illustrates redevelopment potential with
changes to current zoning to support higher density
housing and mixed-use development. Mixed-use with
a strong housing component addresses the vision of

a complete downtown reaching across the railroad
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Light industrial redevelopment oportunity

tracks. The conceptual uses illustrated are three-story
commercial and office buildings, mixed-use apartment
buildings with opportunities for small shop retail,

and townhomes. The variety of housing choices and
increased density are key elements of the zoning
revisions for the Gateway District.

Association Building—Adaptive Reuse Study
The City of Woodburn owns the Association Building,
a two-story structure with entrances onto both the
Public Plaza and Front Street. It has been vacant

for a number of years, creating a void of activity at

a key location in Old Town. Redevelopment of this
building will bring active uses to Old Town and send

a strong positive message to the community that
concrete action is being taken to revitalize and invest in
Downtown.

Preferred Development Option
Public or Privately-Operated Events Center
The Association Building is a unique building that

presents both opportunities and challenges for various

Association Building adaptive reuse potential
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uses. While housing and employment uses are desired
in Old Town, the building has no onsite parking,
which would make leasing or selling it for housing

or office space challenging. Further, the second floor
will require extraordinary construction costs for an
clevator and other elements, which would likely not
be cost effective given the small size. However, given
its location directly on the Plaza, use as an events
center would bring active uses to Old Town at various
times of the day, week, and year. Events could include
wedding receptions, conferences, quinceafieras, private
parties, and public meetings. The Association Building
will require several structural improvements to be able
to be utilized as an events space. A detailed financial
analysis and feasibility study will be needed to confirm
the costs and next steps for implementation.

Alternative Development Options

An alternative to using the Association Building

for an events center would be to lease or sell it for

a destination restaurant, such as a brewpub. Such a
use would likely be able to utilize both levels (either
for seating, office, or brewing) and would serve as

an anchor for Downtown, bringing people back on

a regular basis. Parking would be a challenge. Ample
nearby parking would need to be identified for a large
restaurant to be feasible.

If the building were sold outright to a private investor
for restaurant use, it would be possible to use the
upper floor lofts for housing or live/work spaces. That
would be an ideal downtown use but will be a market-
driven decision by the private development interest.
Since the Downtown Development and Conservation
zone does not require parking for housing units, the
conversion of the upper floor to loft spaces could be
the least challenging from the perspective of parking.
The cost to construct the second floor lofts, access

to the lofts, achievable rents, and the market-for-loft
living will be the challenging and determining factors
for residential uses.

Parking

As noted, there is no onsite parking at the Association
Building. This is less likely to be a deterrent for an
events center than it would be for restaurant, office, or
housing uses. However, for convenience and for the
general management of Old Town, adequate parking
to serve anticipated uses, including on-street parking,
will need to be identified. Design concepts for Grant
Street and Hayes Street would increase available on-

Downtown Development Plan Update

street parking and were developed as part of this plan.
Lighting and landscaping improvements to the public
parking lot located behind the Post Office are also
needed, along with clearer parking lot signage.

City Role in the Partnership

As the building is currently owned by the City

of Woodburn, the City will be in charge of
implementation. Once improvements are made and
the building is ready for occupancy, there are two
options for operations: 1) City as operator, managing
the property on a day-to-day basis and managing the
scheduling and renting of the space; or 2) entering
into a management contract with a management
company, which would be responsible for all day-to-
day issues. Further financial analysis will be necessary
to determine the costs and benefits of each option and
whether an ongoing subsidy will be required by the
City to sustain operations.

The Oak Street to Cleveland Street Block—
Joint Development Study

The City of Woodburn owns approximately half of
the Old Town block bounded by Oak and Cleveland
Streets and by First Street and Second Street.
Assuming the City acquires full-block ownership, the
following development program should be pursued as
joint public/private partnership.

Site Area
Utilize the full block for approximately 36,000 square
feet of development site.

Preferred Development Option

Independent Senior Housing over Retail/Office Space
Construct two or more three-floor buildings with
primary entrances on at least three street frontages for

City aquisition and redevelopment potential



the block. Target 50 percent of the total ground floor
as leasable retail or professional office space. Include a
lobby space and supporting community rooms for the
housing on the ground floor. The upper two floors will
likely yield 34 to 38 apartments. The suggested mix is
80 percent one-bedroom units and 20 percent two-
bedroom units.

Parking

The Downtown Development Code (DDC) has no
parking requirements for new development. The
suggested onsite parking space to unit ratios is from
0.5to 1 to 0.75 to 1 for this development program.
This parking ratio can be achieved by a combination of
rear “tuck under” parking at street level (beneath the
one-half of the second floor of the structure), as well
as a surface parking area behind the building(s).

City Role in the Partnership

The City should acquire the remaining privately held
tax lots and prepare a Request for Proposals for a
development team. Suggested evaluation criteria for
development teams are preliminary development
programs, financial capacity, past experience with
similar projects, and specifying what the development
team would expect of the City. Once a development
team is selected, a Memorandum of Understanding
(MOU) can be reached regarding the terms of

the partnership. The MOU may also require early
conceptual development plans and a preliminary
development proforma. The City may then offer
incentives, such as write down of land costs,

reducing SDC or other permitting fees, or offering a
streamlined review process. The degree to which those
incentives are offered can be based on how closely the
development plan matches the City’s vision for the site
and for downtown.
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Public Art

Public art can bring vitality to downtown by creating a set of interconnected places. Art is a unique opportunity
to step outside the conventional design vocabularies of streetscape and public space. Its ideas and themes can
emphasize history and the flow of people. It can make a memorable experience of the gateway corridors, key
streetscapes and the public realm of the Plaza, and the civic uses downtown.

The decision to implement a public art program should focus first on Old Town and the new Gateway
Subdistrict. The City should assess the potential for information about public art programs or direct support from
established state and regional programs such as the Oregon Arts Commission, Lane Council Arts Council, or

the Regional Arts and Culture Council that serves the Portland Metropolitan area. The City should begin setting
aside urban renewal funding for art, making public art part of the City’s mission, and coordinating it with local
businesses. The actual program of art should be determined later, with participation by local and regional artists.
It should be possible to emphasize a variety of artworks and experiences that might include:

* Projects inspired by local history

* Ecological and nature-based art

* Ephemeral outdoor projects associated with traditional festivals
* Performance art

Based on the general program or art arrived at with participating artists, a formal Public Art Plan should be
created. The plan should identify distinct areas within downtown for complementary but different types of art. It
should also outline a process for soliciting proposals for specific works of art from local and regional artists and

awarding commissions to the selected artists.

[
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Transportation Improvements

Multi-Modal Transportation

Ensuring a balanced multi-modal infrastructure is an
essential component to a vibrant downtown core. The
plan includes a framework plan for transportation
improvements (Figure 7). The framework plan focuses
on pedestrian and bicycle circulation improvements,
parking improvements for Old Town, and streetscape
enhancement concepts for three of the planning
subdistricts — Old Town, the Gateway Subarea, and
Young Street Corridor.

Pedestrian Circulation

Improvements for pedestrian circulation focus on
pedestrian accessibility, safety, and convenience. As
identified through an existing inventory analysis and
a community outreach process, these improvements
generally include:

1 -
F Connootion
d 1o Mill Creek
.. Giresmway Trall

Young Street Pedestrian and Bike Crossing

* As infill development occurs, sidewalk gaps are to
be filled in or existing sub-standard sidewalks recon-
structed to current City standards. This includes
street segments in Old Town and streets within the
Gateway District.

* Construct Americans with Disability Act (ADA)-
accessible sidewalk ramps and new sidewalks on
the east side of the Front Street/Young Street and

= — I,
Cannaction "
%5 Mill Crasgi
Greanway Trail -
- |

Front Street/Lincoln intersections. These ramps and
sidewalk improvements will increase the pedestrian
accessibility between Old Town and Gateway
District. Other individual ADA accessible sidewalk
ramps are to be installed at existing sub-standard
intersections throughout Old Town and the Gateway
District as adjacent properties redevelop.

* Develop a formal at-grade pedestrian crossing
treatment for the Mill Creek Greenway at Young
Street. To improve pedestrian crossing safety at the
future mid-block crossing, incorporate the use of a
special staggered crosswalk treatment.

Bicycle Circulation

The short block street grid pattern coupled with slow
vehicle speeds in Old Town, make the need for separate
bicycle lanes unnecessary. However, it is recognized
that Old Town and the Gateway Subarea need an
enhanced bicycle connection to the larger regional

network to supplement an existing network
of signed bicycle routes. As outlined in the
“Young Street Corridor” section of this
plan, Young Street from Highway 99E to
Front Street is identified as an enhanced
multi-modal corridor to Old Town and

the Gateway Area. This multi-modal
corridor includes bicycle lanes that would
provide a continuous connection between
Highway 99E and the proposed Mill Creek
Greenway multi-use trail.

The Millcreek Greenway Plan is currently
being considered by the City separately
from the Downtown Development

Plan Update. If the Greenway Plan is
approved, the City will include a formal,
at-grade pedestrian crossing treatment
for the Mill Creek Greenway as part of
the improvements for Young Street. To
improve pedestrian and bicycle crossing

safety, use a special staggered crosswalk
treatment.

Front Street Rail Crossings

As noted throughout the creation of the Woodburn
Downtown Development Plan, a major rail line
(running parallel to Front Street) separates Old Town
from the Gateway Subarea. From a long-term planning
standpoint, it is recognized that rail transportation

will always be a part of the downtown Woodburn

Downtown Development Plan Update
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landscape. However, in order to create a complete
downtown that will attract new businesses and foster a
mix of land uses, the City must look for opportunities
to minimize vehicular, bicycle, and pedestrian conflicts
with the rail line.

Future Rail Transit

The existing rail tracks along Front Street create

a unique opportunity for the establishment of a
passenger rail stop. This stop could potentially be
centered on the “Y” property next to the existing
Locomotive Park. The existence of a future passenger
rail stop would be contingent upon many factors
outside the scope of the Downtown Development
Plan. However, the inclusion of a rail stop fits the
long-term vision of downtown Woodburn as a hub for
residential activity, economic activity, and multi-modal
transportation.

Bus Transit

Transit service in the form of local (Woodburn Transit
System) and regional (Chemekata Area Regional
Transportation System - CARTS) transit is currently
provided within the downtown planning area. Stops
for both services are provided within Old Town. As
the Gateway Subarea emerges as a mixed-use district,
it is recognized that transit service may need to be
refocused and expanded to better serve its existing
businesses and future residential and commercial

uses. Although the plan does not identify where

future transit stops will occur in the Gateway District,
service to major activity centers such as the existing
Chemekata Community College and to focal points
along the Young Street corridor will be essential to a
more formal transit related integration to meet the goal
of a complete downtown.

Parking

Parking is essential to a healthy and accessible
commercial and retail environment. Concerns about
the availability of on-street parking in Old Town were
frequently voiced by key stakeholders and in Public
Open House comments. While most streets in Old
Town have existing on-street parking, the majority of
this parking consists of on-street parallel parking along
narrow streets. This has led to poor utilization of the
existing on-street parking. One potential solution is
the conversion of parallel parking to angled parking
to make parking easier and more accessible to a larger
portion of the driving public.

32

Due to existing street widths and right-of-way
constraints, the incorporation of angled parking will
necessitate the conversion of some downtown street
segments from two-way traffic to one-way traffic.
While not all downtown core streets can be converted
to one-way travel, portions of some streets make
good candidates. Evaluation of candidate streets for
conversion will be part of process outside of this
planning effort. Figure 8 illustrates key aspects of this
potential modification.

For each converted street segment, widening of the
adjacent sidewalks by an additional two feet will be
possible when incorporating a row of 45 degree angled
parking with a 15 foot through travel lane.

Businesses fronting onto these streets may perceive
a loss of drive-by visibility and two-way access to
their businesses. For some businesses, the perceived
disadvantage of one-way travel may outweigh the

advantages of more accessible angled parking,

Grant Street

City of Woodburn



Streetscape Concept Plans

In a vibrant downtown, streets are not merely ways to
places—they are places. Streets speak to visitors and
residents alike about the quality of “place” and the
health of the local business community. Downtown
Woodburn’s streets should be fully walkable, attractive,
and enjoyable as public spaces. In addition to those
general goals for a good downtown, the streetscape
concepts developed as part of this plan are intended to
address four specific objectives:

¢ Accentuate the downtown streets and the Plaza as
important public spaces.

* Provide a typical downtown street design standard.

* Enhance the Gateway District as a part of the vision
for a complete downtown.

* Enhance Young Street as gateway corridor into
downtown.

First Street Plan

Enhancing the streetscape for Garfield Street, Hayes
Street, and First Street will accentuate the Plaza as an
important civic space (Figure 9). It will also reinforce
First Street as a second “main street” for downtown
businesses, in addition to Front Street. The concepts
focus on distinctive pavement designs for intersections
and crossing points for the alley, as well as curb
extensions with landscaped planters. For paving
treatments the use of the warm colors available in
concrete pavers or poured concrete with an admixture
for color will complement the Plaza and many of the
surrounding buildings. Landscaping should be low
shrubs (less than 30 inches in height) and groundcover,
predominantly evergreen for year round appeal.

Special intersection treatment

Downtown Development Plan Update

Downtown Street Design Standards

The majority of streets within the Woodburn Old
Town street grid have a curb-to-curb cross-section
width of 306 feet (two 11-foot travel lanes and two
7-foot on-street parking lanes), 12-foot sidewalk
widths, and a total right-of-way width of 60 feet.
This street and right-of-way dimension has become
the signature travel way for the Old Town downtown
core, serving the adjacent commercial business,
restaurants, and civic uses. However, this street and
right-of-way dimension is not included in the City’s
current Transportation System Plan (TSP) street
design standards, making it burdensome when it comes
to addressing the conditions of approval for new
development and/or redevelopment applications. A

formal Old Town Commercial Street design standard
has been developed (Figures 10 and 11).

‘f‘-'-‘“‘;u_u.
Landscaped street corner
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Downtown Parking Plan
Two-Way Street to One-Way
Street Conversion

Downtown Development Plan Update

In association with:
Leland Consulting Group
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Figure 8
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Transportation Improvement Priorities

The following table summarizes the key street improvement projects to support downtown development and

improve its pedestrian appeal. The planning level cost estimates are in 2009 dollars and do not include design and

engineering fees.

ProjecT SUMMARY DESCRIPTION

PLANNING LEVEL
CosT ESTIMATES

Construction of ADA accessible curb returns on Young and Lincoln $15,000

Streets at Front Street

First Street Concept Plan (Figure 9) $180,000

Mayor’s Alley (Arthur to Grant) $210,000

Young Street (Mill Creek to Highway 99E) streetscape enhancements. $1,700,000 w/ROW
acquisition

$1,050,00 w/o ROW

acquisition
Mid-block pedestrian crossing treatment on Young Street at the future $5,000
Mill Creek Greenway
Mayor’s Alley (remaining 3 blocks) N/A

Downtown Development Plan Update
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The Strategic Business Development Plan is a guiding
vision for the Urban Renewal Agency, as well as for the
Chamber of Commerce and the Downtown Business
Association. They will have primary responsibility for
achieving the objectives of the business development
plan and for carrying out the specific actions.

The plan identifies specific actions to guide the City
of Woodburn on business development efforts within
the Plan area. It builds upon meetings with City

staff, Stakeholder interviews, site visits, tours of the
area, feedback from open houses, and other relevant
research. The Business Plan includes a summary of
findings from the market opportunities and barriers
analysis of Downtown Woodburn. It concludes with a
strategic business development actions matrix to guide
public and private efforts over the short- and long-
term time frames.

Market Findings

This section summarizes the market and economic

opportunities and constraints in Downtown Woodburn

as identified during the research phase of the
Woodburn Downtown Development Plan Update.
The purpose of identifying economic constraints is
that actions that methodically remove these barriers
are one of the core elements of the Plan. Likewise,
the economic opportunities represent areas where
Woodburn has strengths, which can be leveraged to
increase investment opportunity.

Market and Economic Opportunities

* Downtown Woodburn is central to several significant

activity generators, including the community’s
workforce of nearly 11,000 employees, Chemeketa
Community College, and the Woodburn Company
Stores outlet mall.

* There is $59.6 million of retail leakage per year
in the Woodburn market area, principally in the
restaurant and home furnishings categories. This
indicates an opportunity for retail growth, some of
which could be captured downtown. It is estimated
that an additional 85,000 square feet of retail will be
needed by 2016 to serve the growing population, not

including demand from visitors.

1Source: ESRI

Downtown Development Plan Update

* Downtown Woodburn’s existing retail base
includes approximately 25 Latino businesses, firmly
establishing it as a destination for the local and
regional Latino community. Within the City of
Woodburn, 55 percent of the population is Hispanic
(2008) with growth of this market projected to
continue.!

* Vacant land represents an estimated 17 percent (15.8
acres) of the study area’s total land area. With the
exception of 0.6 acres contained within Old Town,
the vast majority of the study area’s vacant land is
located on the Young Street Corridor. An estimated
72 percent (65 acres) of the study area’s total land
area is significantly underutilized property with a
high redevelopment potential.

* Historic Old Town has a pedestrian-friendly scale
and a charming, albeit “run-down” character. The
small blocks and fine-grained network of streets in
Historic Old Town have been retained over time,
making it a pleasant, interesting, and authentic
environment.

* In meetings and interviews, business and property
owners indicated that they are emotionally invested
in making Historic Old Town a success once again.
They are proud of their community and expressed
enthusiasm and a willingness to invest in the area.

* In several conversations with local business and
property owners, it was expressed that national and
local retailers are interested in locating in Historic
Old Town.

* The Plaza at the center of Historic Old Town serves
as an anchor and an amenity for the community. It
is ideal for holding community-wide events, such as
festivals, celebrations, and reoccurring activities such
as a farmer’s market. All these activities bring more
people to the area and strengthen the revitalization
effort. The Plaza’s proximity to other civic features,
such as the library and post office, is also positive
because these uses serve as anchors, drawing people
to the area on an ongoing basis. Frequent visits by
people patronizing civic functions will help support
the retail market downtown.

Market and Economic Constraints

e There is a lack of true retail anchors in the
Woodburn Downtown Development Plan Update
area to draw residents and visitors on an ongoing,
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frequent basis. The Plaza has the potential to act as
an anchor, but needs active uses on a more frequent
basis.

e There is currently a lack of diversity in retail and
entertainment choices, particularly in Historic Old
Town. Latino-oriented retailers are well-represented,
but there are few businesses that sell goods and
services to a broader market. Increasing the variety
of retail, service, and entertainment options would
potentially reduce retail leakage in the study area.

* Business owners, property owners, and even close-
in residents indicated that they are hesitant to invest
until they see the City’s commitment to Downtown.
In stakeholder interviews, many indicated they are
waiting for a desire for clear, consistent action from
the City first before they pursue personal projects.

Interviews pointed to a rigorous and difficult
regulatory process and fee structure. Systems
development charges (SDCs) in particular were
discussed multiple times in interviews. Developers,
business owners, and property owners indicated that
fees are prohibitively high and make development
and redevelopment economically infeasible.

The local street network and directional signage

in the area are confusing, deterring visitors from
returning. Even local residents admitted to being
challenged by transportation conditions Downtown,
particularly the three-way stops near the railroad
crossing,

In interviews and discussions, parking in Historic
Old Town was a frequently repeated issue of
frustration. Although many admitted there is enough
parking Downtown, there is a perception that there
is not enough parking and that it is not managed
well. A perception of inconvenience deters residents
and visitors from coming to the area. Most residents
noted that they did not know there were public
parking lots available for their use, or if they did,
they felt that they are unsafe.

The concern for personal safety was a theme when
discussing the study area in general and Historic Old
Town and Plaza area, specifically. Loitering, drug use,
and prostitution were the primary areas of concern
heard during stakeholder interviews.

Encouraging redevelopment in Historic Old Town
while simultaneously preserving the historic buildings
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and character that make Woodburn’s downtown
stand out is a priority expressed by city leaders and
the general public. It may be a challenge to balance
the need to retain old buildings while increasing
development density.

* As with virtually every public entity in the state,
funding to support public investments is shrinking,
Establishing strong public-private partnerships
will be critical to achieving the City’s long-term
development goals for the area.

Commercial Mix Plan

A successful business district in virtually any size
community will have a balance and mix of uses which
include retail shopping, professional, financial, and
government services, entertainment, restaurants,
housing, and personal services. The strategy to
revitalize Downtown Woodburn (particularly along the
Young Street Corridor) is to focus on housing as the
lead and prominent infill land use—while not negating
the importance of office, retail, institutional, and

civic investments. Housing is the most economically
viable land use in the short term, it will introduce new
residents who can support nearby retail growth, and

it will help fill in the gaps between the desired retail
concentrations, preventing the retail energy from being
spread too thin.

The Commercial Mix Plan represents those
commercial and retail categories that are best
positioned to succeed in Downtown Woodburn and
support the Woodburn Downtown Development
Plan Update’s goals. Based on market research

and stakeholder interviews, business categories

were identified that will provide needed services

and amenities to support housing growth in the
Downtown while minimizing overlap with strip and
big box commercial elsewhere in Woodburn so as
not to dilute the market. Commercial and housing
development will be emphasized at the west end of
Young Street, in order to focus market energy and
complement the existing mixed-use character of Old
Town. This concentration will help achieve a critical
mass of investment, where initial projects build market
momentum that drives interest in subsequent yeats.

To ensure that the study area offers retail,
entertainment, recreational and housing opportunities
that meet the needs of Woodburn’s diverse population,
recruiting businesses with a broad range of goods and
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services and promoting civic uses and community events that will attract a diverse mix of residents and visitors

to the area is a priority. In early years, the mix of uses will focus on existing market opportunities and those uses
needed to encourage housing, In addition to retail and housing uses, this may include compatible employment and
light industrial uses that are compatible with a mixed-use residential/retail environment. In later years, the retail
and housing opportunities will expand to reflect Downtown’s growing housing base as well as changing market
perceptions in the community.

Table 1 identifies specific retail and services that will be targeted and recruited in the area. It is important to note

that commercial markets are constantly changing, especially for retail. The retail and services market potential for

the area will be studied every five years to update trends and needs in the business mix.

TaBLE |: BusiINESS/MERCHANDISE OPPORTUNITIES
SHORT-TERM OPPORTUNITY LONG-TERM OPPORTUNITY
Merchandise Florist/gifts Casual women’s apparel
Children’s toys & gifts Bookstore/music/CDs
Quality consignment-infant & children’s | Athletic apparel/shoes
goo.ds Home accessories
Antiques Infant & children’s apparel
Pet supplies
Bed/bath linens/ accessories
Kitchen/home accessories
Garden & outdoor accessories
Window coverings
Ongoing restaurant growth
Restaurants/Food Brewpub
Ice cream/gelato/ sweets
Specialty: Thai / Italian
Deli
Pizza Parlor
Coffee/internet cafe
Entertainment Live entertainment in existing Performing-event space
restaurants Dance hall
Community events center
Personal care/ Services | Health care Photography/one-hour photo
Daycare/childcare Health club/gym
Dental and/or vision care Tailoring/alterations
Salon/Barbershop Copy shop/mailing center
Computer service/repair

Downtown Development Plan Update
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Strategic Business Development Actions Matrix

The Strategic Business Development Actions Matrix identifies the key actions and policies; both public and
private, that will combine to achieve the vision for Downtown. The actions are prioritized and phased over time,
spreading the work into feasible levels of effort, but combined strategically to maximize the opportunities for one
project to leverage the investment of another. Most importantly, the actions and investments have been selected
to facilitate the development of private housing, retail, and employment in the area. These actions—public and
private investment—must be locked together and interdependent.

The Action Items listed for the short term (years 1-2) and medium term (years 3-5) are inherently the highest
priority actions. Actions Items identified for years 6 and beyond are long-term projects.

The Action Items are broken in to six categories: A) Leadership and Organization, B) Planning and Policy, C)
Marketing and Promotions, D) Access, Transportation, and Parking, and E) Catalyst Projects. The chart below
provides a summary of all recommended actions and the project lead. For each action item, the lead agency,
organization or individual is also shown (CW = City of Woodburn, UR = Urban Renewal Manager, AO = Area
Organization; CC = Woodburn Chamber of Commerce). Each Action Item is explained in further detail the
Action Items section.

TABLE 2: STRATEGIC BUSINESS DEVELOPMENT ACTIONS SUMMARY MATRIX

AcTION ITEM TIMING (YEARS) RESPONSIBILITY
1-2 | 3-5 | 6+
A Leadership and Organization
Al | Establish a dedicated Urban Renewal staff person X CW
(UR Manager)
A2 | Establish a strong Area Organization X UR/ptivate sector
B Planning, Policy and Business Development
B1 [ Institute a Storefront Improvement program X UR
B2 | Institute a Building Rehabilitation program X UR
B3 | Institute a “Fast Track” permitting program X CW — Planning
B4 | Provide financial incentives for development X CW - Planning
B5 | Increase code enforcement X CW - Building
B6 | Implement a Comprehensive Public Safety Program for X CW — Police
the Area
B7 | Create a Development Opportunities Study (DOS) X UR, CW
program

C Marketing and Promotions

C1 | Create a “success audit” to promote awareness of CW

revitalization achievements in the Area

C2 | Create a Downtown marketing program X UR
C3 | Hold a retail workshop for local businesses X Consultant/AO/CC
C4 | Develop a strong web presence X UR/AO
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TABLE 2: STRATEGIC BUSINESS DEVELOPMENT ACTIONS SUMMARY MATRIX

D  Access, Transportation, and Parking

D1 | Implement a Downtown parking management strategy X Consultant/ CW

D2 | Establish a free shuttle between Woodburn Company X CW
Stores and Downtown Woodburn

D3 | Establish an Amtrak passenger rail stop in Woodburn X CWwW

E Catalyst Projects

E1 | Complete renovation of the Assembly Hall on the Plaza X CW/UR

E2 | Establish Farmer’s Market on the Plaza X CW

E3 | Facilitate redevelopment of Old City Hall building X CW/UR

E4 | Gateway project at Young Street and 99E X CW/UR

E5 | Relocate Public Works and solicit an RFQ for redevelopment X CW/UR
of the site

EG6 | Pursue employment opportunities and mixed-use X CW/UR

development across the railroad tracks and southeast of

Chemeketa’s campus

E7 | Pursue RFQ for housing on the City-owned property between X CW

the Aquatics Center and City Hall

TABLE 3: STRATEGIC BUSsINESS DEVELOPMENT AcTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

A Leadership and Organization

Al

Establish a dedicated Urban Renewal staff person (UR Manager)

Timing: 1 - 2 years

Lead: Ciity of Woodburn

Funding: Redeploy existing staff resonrces

In order to maximize development and redevelopment efforts in the Area, dedicate a staff person to manage, coor-
dinate and spearhead day-to-day urban renewal, planning and business development efforts. The UR Manager will be

a direct advocate and link between the City and the private sector, working with brokers and prospective developer,

investors and employers to initiate projects and assist with Area redevelopment activities.

Job requirements for the UR Manager position will include an entrepreneurial attitude and a good understanding of

business, the development process, and private sector concerns and considerations, as well as a working knowledge

of agency regulations.
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TABLE 3: STRATEGIC BUSINESS DEVELOPMENT AcTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

A2

Establish a strong Area organization

Timing: 1 — 2 years

Lead: UR Manager (initially), private sector (long-term)

Funding: City General Fund. Allocate an annual budget of §10,000 for administrative, marketing and legal costs

Establish an organization whose sole mission is to facilitate the Area’s revitalization. The Area Organization (Organi-
zation) will provide a variety of services, including but not limited to: development and oversight of safety, marketing
and beautification programs, event coordination, advocacy for area-specific issues and concerns, merchant education,

tenant and developer recruitment, and a broad range of planning and outreach activities.

Formation of the Organization will be led by the private sector — with a champion that is either a downtown business
or property owner. Day-to-day activities will be overseen by an executive director, who will maintain strong working
relationships with City officials and staff and the leadership of other organizations active in the Area. The City can
serve in a supporting role by providing seed money to hire the executive director. In the long-term, the Organization

should be completely privately funded, possibly through a business improvement district or membership dues.

The Organization should meet at least monthly to assign tasks, assess progtess, and keep the redevelopment effort

moving,

B Planning, Policy and Business Development

B1

Institute a Storefront Improvement program

Timing: 1 — 2 years

Lead: UR Manager

Funding: Urban Renewal. Initially plan for funding three to six projects per year; allow up to §15,000 per project.

The Storefront Improvement program will be administered as a matching grant program. Grants will be

awarded to retailers or property owners that improve the appearance of their building or store, with a focus

on exterior, building fagade improvements.

Matching grants are typically less than $15,000. Thus, the program can achieve immediate and highly visible

results at a relatively low cost.

Eligible projects must meet or exceed established design standards.
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B2

Institute a Building Rehabilitation program

Timing: 3 — 5 Years

Lead: UR Manager

Funding: Urban Renewal. Initially plan for funding three to six projects per year; allow up to $25,000 per project.

The Building Rehabilitation program will provide a financial incentive for Area property and business
owners to make physical improvements to buildings in substandard condition. The program will provide
low- or no-interest loans ot matching grants to propetty owners and/ot tenants for specific improvements
to their building in order to renovate and upgrade it, increase its attractiveness, increase patronage, and

increase business success.

The loans and/or grants provided under this program ate typically less than $25,000. Thus, the program

can achieve immediate and highly visible improvements at little to no cost.

Eligible projects must meet or exceed established design standards.
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TABLE 3: STRATEGIC BUsINESs DEVELOPMENT AcTIONS - DETAIL
AcTtioN | DESCRIPTION
ITEM
B3 Institute a “Fast Track” permitting program
Timing: 1 -2 Years
Lead: City of Woodburn Planning Department
Funding: N/ A - Redeploy existing City staff and resonrces.
Institute an expedited plan review process for projects that are consistent with Area planning and revitaliza-
tion goals. In order to qualify for the Fast Track permitting program, a project must meet or exceed design
standards and other development standards and criteria established for the Area.
Elements of a Fast Track program include prioritization of Downtown projects in the permit process
queue, assignment of a dedicated staff person to shepherd the project through the entitlement process, ac-
celerated processing of permits and scheduling of hearings, and other initiatives.
B4 Provide financial incentives for development
Timing: 3 — 5 Years
Lead: City of Woodburn Planning and Building Departments
Funding: N/ A - Redeploy existing City staff and resonrees.
In addition to funding Storefront Improvement and Building Rehabilitation programs that will upgrade
buildings and improve their physical appearance, offer Systems Development Charge (SDC) credits for new
development or rehabilitation projects that meet or exceed development standards and design guidelines.
Reinvest SDC fees collected for new development, redevelopment and rehabilitation projects in the Area
into public improvement projects that are located within the Area or will directly benefit the Area.
B5 Increase code enforcement
Timing: 1 — 2 Years
Lead: City of Woodburn Building Department
Funding: N/ A - Code enforcement is an existing function of the City’s Building Department
Increase code enforcement. Focus first on eliminating code violations that pose an immediate public safety
and health risk.
Create an inventory of buildings that are in substandard condition and out of compliance with current
building and safety codes, and require owners to bring their properties up to code.
Bo Implement a Comprehensive Public Safety Program for the Area
Timing: 3 =5 years
Lead: City of Woodburn Police Department
Zﬂﬂdlhg’ City General Fund. Redeploy existing resources and, if necessary, hire an additional police officer to patrol the
rea.
Implement a public safety program that uses a broad range of strategies and resources to effectively in-
crease public health and safety throughout the Area.
Key components of the program may include but are note limited to: increased police coverage, the addi-
tion of foot patrols during hours with a higher recorded incidence of crime, and increased prosecution and
enforcement of misdemeanors.
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TABLE 3: STRATEGIC BUSINESS DEVELOPMENT AcTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

B7

Create a Development Opportunities Study (DOS) program

Timing: 3 — 5 years

Lead: City of Woodburn

Funding: Urban Renewal. Initially fund up to three studies per year. Allow up to §25,000 per stud.

A DOS program will allow property owners, developers, and retailers to evaluate the feasibility of develop-

ment, accelerating redevelopment in the Area.

The DOS program will provide seed money to property owners and developers for specific pre-develop-
ment activities, including architectural planning studies, building inspection, engineering reports, market
assessments, environmental studies, and real estate financial services. DOS funding shall be limited to
professional services related to planning for development. Examples of items ineligible for DOS funding

include the preparation of construction documents, permitting, and any actual construction costs.

Use the DOS program to target redevelopment in specific areas, such as the housing corridor along Young

Street, the historic Downtown area, or the Gateway area at 99E, depending on priorities.

DOS funding shall typically not exceed $25,000. On a case-by-case basis, however, the funding limit could
be exceeded for significant opportunity projects, such as the Old City Hall building or a mixed-use project

in a key location.

C Marketing and Promotions: Revitalizing Downtown as a Competitive Business

C1

Create a “Success Audit” to promote awareness of revitalization achievements in the Area
Timing: 1 — 2 years

Lead: City of Woodburn, Area Organization, possibly in conjunction with other private partners

Funding: In-house staff or volunteers - §5,000 for printing and administrative costs.

Create a “success audit” to educate and inform community stakeholders, including residents, prospective
developers, employers and investors, about redevelopment and planning activities, and to promote Area
successes. The audit will catalog projects and actions that have recently been completed, are currently in
development, or planned for the near future, and will serve as a monitoring and benchmarking tool for the

City and the Urban Renewal Agency.

In addition to showcasing noteworthy public projects and programs, the success audit will highlight private
sector projects that have benefited from public improvements. It will be updated on a bi-annual basis and
distributed to businesses, property owners, brokers, and interested developers as a sign of the City’s prog-

ress and commitment.

The success audit could be initiated at little or no cost to the City by an intern, or in partnership with a
Chemeketa Community College class, the Chamber of Commerce or the Area Organization. If possible, it

will also be posted on the City’s or the Area Organization’s web site.
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TABLE 3: STRATEGIC BUSINESS DEVELOPMENT AcCTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

C2

Create a Downtown marketing program
Timing: 3 —5 years
Lead: UR Manager

Funding: The UR Manager will generally oversee marketing activities. While the City can redeploy existing resonrces to
reduce costs of administering the program an annnal budget of at least §15,000 will be needed to cover printing of marketing
materials and promotions.

Create a comprehensive marketing program to promote the Area, with particular emphasis on Downtown
Woodburn as a prime location for shopping and business. Target marketing efforts to a variety of groups,

including local residents, out-of-town visitors and tourists, prospective businesses, developers and investors.

Marketing, promotion and image enhancement tactics will take a variety of forms, including but not limited
to: signage and maps highlighting the diversity of retail, cultural, entertainment and recreational offerings in
Downtown Woodburn and the broader Area; facade, streetscape and public facilities improvements; public

relations and community events; and brochures.

Downtown marketing efforts should embrace the diversity of communities in Woodburn, exploring ideas
such as the “Latino District” brand and develop a range of promotional activities to get the message out—

Woodburn’s got something special.

A key component of the marketing program will be activities and promotions designed to market Wood-
burn’s strengths and opportunities to prospective businesses and investors from outside the immediate area,
including Salem and the Portland metro area. Part of this effort may include organizing a community pride
campaign (including schools, civic organizations, churches, businesses, etc.) that promotes the dozens of
reasons residents and business owners are ‘proud of Woodburn.” If costs are involved, approach the Ford

Family Foundation and other community foundations for a community capacity-building grant.

C3

Hold a Retail Workshop for local businesses

Timing: 3 — 5 years

Lead: Independent Consultant with input from Area Organization and Chamber of Commerce
Funding: City General Fund - $10,000

Conduct a retail workshop to inform and educate business owners on how to strengthen the position of
their business and attract more customers. Use a case study format to show local retailers how other down-
towns/central business districts have overcome barriers to success and reinvented themselves and provide

statistics that indicate how retailers benefit financially from specific actions and “good business” decisions.

To demonstrate how facade improvements, interior merchandising strategies, and other low-cost business
improvements can positively impact a retail business, redesign a local storefront or entire store through a

design charrette.

Partner with Chemeketa Community College staff to engage students enrolled in business programs or

classes to coordinate the workshop.
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TABLE 3: STRATEGIC BusINESs DEVELOPMENT AcTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

C4

Develop a strong web presence

Timing: 12 years

Lead: UR Manager assisted by City’s technology staff and Area Organization

Funding: N/ A - Part of UR Manager’s job responsibilities

Develop a website (separate from the City’s) to promote the Area with links to the Chamber website, the
City website, the Woodburn Company Stores website, and web sites to other relevant organizations and

businesses. The UR Manager, in collaboration with the Area Organization, should oversee this process and

maintain the site’s content once it is up and running,

Partner with the Chemeketa Community College or another neatby college or professional/training institu-
tion to engage students enrolled in web design/graphic arts or computer/technology programs to assist

with development of the site.
The web site will serve a variety of functions, including but not limited to:
Communicate the experience of living, working, shopping or visiting downtown Woodburn with the public.

Inform local and area residents, employees, existing businesses, developers and prospective businesses/
residents about Area planning and real estate activities, community events, etc. (e.g., property specification

sheets, new and proposed projects, community events, business listings, news releases, etc.).

Strengthen the Area’s identity and sense of community by facilitating a dialogue between citizens, leaders,

developers and stakeholders (e.g., discussion forums, email updates, opinion surveys, etc.).

D Access,

Transportation, and Parking

D1

Implement a Downtown parking management strategy
Timing: Mid-term: 3 — 5 years

Lead: Hire a consultant to manage the project initially. City staff will oversee
Funding: TBA - City General Fund, ODOT

Implement a Downtown parking management strategy to increase public awareness of parking alternatives
in the Downtown area and encourage more efficient use of parking, including on-street parking and public

lots as well as privately held parking.

In addition to public outreach and education, a key component of the strategy will be the creation of vis-

ible, legible signage that directs visitors to City-owned lots and on-street parking.

Implement an employee parking program. Identify locations (such as the City-owned lots) for private sector
business employees to park. Ideally, the Area Organization should implement the program to encourage

employees to park in these locations in order to free up desired on-street spaces for customers and visitors.

In the long-term, as the Downtown area redevelops, establish a shared parking strategy that encourages
private sector businesses, civic and educational facilities, such as Chemeketa Community College, to share

parking. Many businesses downtown may only need the majority of their spaces during daytime hours on

weekdays.
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TABLE 3: STRATEGIC BUSINESS DEVELOPMENT AcTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

D2

Establish a free shuttle between Woodburn Company Stores and Downtown Woodburn
Timing: 6+ years

Lead: City of Woodburn

Funding: $300,000 annnal budget - Business improvement district, local or regional transit agency.

Operate a free shuttle with service between the Woodburn Company Stores and Downtown Woodburn.

Provide houtly service during peak shopping and entertainment hours.

Promote the shuttle in marketing materials and campaigns sponsored by the Woodburn Company Stores,

the Downtown Organization, and the City.

D3

Establish an Amtrak passenger rail stop in Woodburn

Timing: 6+ years

Lead: City of Woodburn

Funding: TBD — Amtrak, transportation funds from state, local and federal funding sources

Work with Amtrak to explore the feasibility of establishing a passenger rail stop along Front Street in

Downtown Woodburn.

If an agreement can be met, consider establishing a public-private partnership to create a multi-modal
center, ideally on the “Y” property next to the Locomotive Park and in close to proximity to future employ-

ment uses that locate south of the railroad tracks.

E Catalys

t Projects: Lead the Charge in the Redevelopment Effort with Built Projects

E1

Complete renovation of the Association Building on the Plaza
Timing: 1 — 2 years

Lead: UR Manager and City of Woodburn

Funding: Est. §700,000 to §1 miillion to complete the renovation - Urban Renewal

Complete the renovation of the City-owned Assembly Hall building on Front Street. The building, which
opens up onto the public plaza, is in a highly visible and central location, with the potential to serve as a
catalyst development and encourage more active use of the plaza. However, in its present state, vacant and
unsuitable for occupancy, it sends a negative message to the public that is counter to the City’s revitalization

goals for Downtown and the broader Area.

Upgrades will include at least minimal amenities similar to a “vanilla shell” build-out for a retail tenant, in-
cluding toilet room facilities, any necessary ADA upgrades, and providing a finished and conditioned space

in terms or materials and a mechanical system.

Work with a broker or retail specialist to help find an owner or tenant interested in the building before or

while the work is being completed.
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TABLE 3: STRATEGIC BUsINESs DEVELOPMENT AcCTIONS - DETAIL

AcTtioN | DEscRIPTION

ITEM

E2 Establish a farmer’s market on the Plaza in Old Town
Timing: 1 — 2 years
Lead: City of Woodburn, with assistance from community volunteers
Funding: Redeploy existing City staff and resources plus §10,000 annual budget (from Urban Renewal or City General
Fund) for two years for start-up and administrative/ marketing costs.
Establish a farmert’s market that operates at least one day a week on the plaza in Old Town. This amenity
will serve as an anchor for the Area and will draw a wide range of people to Downtown Woodburn on a
regular basis.
For a minimum of two years, commit City resources to ensure that the farmer’s market succeeds in its
“start up” phase. Dedicate staff for coordination, parking management, advertising, leasing, and other
required tasks. Recruit volunteers from the community to champion this project.
Consider holding the market on Thursday or Friday and into the evening hours so as not to compete as
heavily with larger jurisdictions for tenants and to allow those commuting to and from Woodburn time to
enjoy the market after work.
If a BID or Downtown Organization is established in the future, this entity may pick up the responsibility
from the City.
E3 Facilitate redevelopment of Old City Hall building
Timing: 3 — 3 years
Lead: UR Manager and City of Woodburn
Funding: TBD - Urban Renewal, City General Fund
The former City Hall building is a symbol of Woodburn’s history. It is an amenity and could be an anchor
for Downtown employment or other uses if renovated. The biggest barrier right now is lack of parking for
the facility.
Typical Public Market
56 City of Woodburn




TABLE 3: STRATEGIC BUSINESS DEVELOPMENT AcCTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

E4

Gateway project at Young Street and 99E

Timing: 3 — 5 years

Lead: UR Manager and City of Woodburn

Funding: TBD - Private developers, Urban Renewal, City General Fund, potentially ODOT funds for a portion of gateway
wnprovenents

Develop a gateway project at the intersection of Young Street and 99E. While it is one of the main entry-
ways to Downtown Woodburn, this commercial node is comprised predominantly of underutilized and

vacant land and lacks unique features that would attract visitors and passersby to Downtown.

Encourage development that will reactivate this underutilized commercial note. Specifically, seek to attract
a (vertical or horizontal) mixed-use project that incorporates retail and housing or employment uses and

incorporates unique gateway improvements and signage to direct people to Downtown Woodburn.

In order to implement a gateway project at Young Street and 99E, the City will need to pursue the follow-

ing actions:
Inquire with property owners regarding their desire to sell or redevelop their property.

Acquire and assemble land to create a site that is large enough site to attract a developer (five acres or

greater).

Issue an RFQ to developers to facilitate development that is consistent with community planning goals and

the vision for the Area.

Since redevelopment at this location will be a pioneering effort, to the greatest extent possible, allow for

flexibility with regards to the development program.

E5

Relocate Public Works and solicit an RFQ for redevelopment of the site
Timing: 6+ years

Lead: UR Manager and City of Woodburn

Funding: TBD - Private developers, Urban Renewal, City General Fund

Relocate the City-owned Public Works department and solicit an RFQ for redevelopment of the site. Situ-
ated close to the plaza, adjacent to the Woodburn Public Library, and on a major through street that gets
more traffic than many other streets in Downtown Woodburn, the Public Works building represents an

excellent redevelopment opportunity and is a superior location for retail and other private uses.

Redevelop the site into a two or three-story mixed-use project that respects the existing scale and character
of Old Town. Given its location and access, retail and employment uses are the most desirable uses for the

site. A project that combines residential and retail uses is another viable alternative.
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TABLE 3: STRATEGIC BusINESs DEVELOPMENT AcTIONS - DETAIL

AcTION
ITEM

DESCRIPTION

Eo6

Pursue an RFQ for employment / mixed-use development(s) on the “Y” property and land
adjacent to Chemeketa Community College on the south side of the railroad tracks.

Timing: 6+ years
Lead: UR Manager and City of Woodburn
Funding: TBD - Private developers, Urban Renewal, City General Fund

Facilitate the redevelopment of property south of the railroad tracks and Old Town, which includes the
“Y” property and the site adjacent to Chemeketa Community College. With convenient access to shops,
restaurants and other amenities in Downtown Woodburn as well as Chemeketa Community college, which
has set high standards for development and employment, this area has the potential to attract a major em-

ployer or a larger scale mixed-use development.

Collaborate with the Regional Economic Development Director and the Oregon Economic and Com-
munity Development Department State to identify target industries and recruit a major employer to this

opportunity area.

Assemble land to create a site that is suitable for a major employer and offers room for future expansion.
Alternately, consider partnering with local developers to implement several smaller projects, including urban

housing, retail and office/employment.

E7

Pursue an RFQ for housing on the City-owned property between the Aquatics Center and City
Hall

Timing:  1-2 Years
Lead:  City of Woodburn
Funding: TBD - Private developers, Urban Renewal, City General Fund

Adding more dense close-in housing around the historic Downtown core will increase population and help

sustain and grow the retail and business environment.

Pursue an RFQ to develop market supported, higher density housing consistent with new development and

zoning guidelines and Area revitalization goals.

Explore affordable housing or a mixed-income residential project as potential projects.
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Housing is an integral component of a “complete
downtown”. Increasing the supply of housing in
Downtown Woodburn, including both for sale and
rental housing as well as market rate and affordable
projects, is the primary goal of the housing strategy
and will contribute to the overall health and vitality of
Downtown Woodburn.

The Housing Strategy includes an overview of urban
housing trends and a housing demand analysis that
forecasts the average annual absorption of new
housing units in Downtown Woodburn during the
next 20 years. It also identifies specific strategies

to encourage housing development in Downtown
Woodburn.

Methodology

The methodology for estimating 20-year housing
absorption projections for Downtown Woodburn
incorporates market, economic, demographic, and
financial trends in combination with the consultant
team’s expertise in over 80 downtowns throughout the
United States. Data and trends that are of particular
relevance to housing demand in Downtown Woodburn
are the following:

* National downtown housing trends, including
research documenting population growth in
downtowns relative to their respective cities and
regions;

¢ Nationwide consumer research on the demand for
urban housing types;

* Population projections prepared for the City of
Woodburn as part of recent planning processes
(described in the “Step One” section below); and

* Other local demographic data and trends, including
current and historic population and household
characteristics for both the City and Downtown
Woodburn published by ESRI and other secondary
data sources.

National trends as well as existing conditions and
historic growth patterns in Downtown Woodburn
and the City of Woodburn as a whole will impact
how Downtown Woodburn, specifically, develops.
Additionally, public improvement projects and other
revitalization programs implemented by the City and

its partners using tax increment financing and other
sources of public and private capital will have a critical
impact on future housing demand in Downtown
Woodburn.

Urban Housing Trends

Downtown housing is largely comprised of one

and two person houscholds. An individual, a couple
(related or not), a single parent with a child, an elderly
couple—all are potential market segments that can find
their new home in Downtown Woodburn.

Close-in and more urban housing products are a
growing national trend for a variety of reasons,
outlined below:

* Average family sizes are getting smaller
* More people are working from home

* People are seeking safe, interesting and inviting
environments.

* People are seeking simpler living alternatives and

smaller easy-to maintain units

The role of downtowns is changing. Historically,
downtowns have functioned primarily as centers of
commerce and employment, virtually vacated after 5
PM and on weekends. In recent years, however, many
downtowns have begun the gradual transformation
from commercial centers into “complete
communities,” with housing, employment services,
shopping, recreation, and everyday needs close by. As
downtowns attract a broader mix of uses, the level of
activity, both during the daytime and at night creates
an increased perception of safety and livability. Finally,
downtowns have become more racially and ethnically
diverse. Between 1980 and 2000, the percentage of
Latino and Asian households living in downtowns
increased a trend that is particularly relevant to
Woodburn, where Latino households comprised 54
percent of total households in 2008 and are projected
to comprise 59 percent of total households by 2013.2

Candidates for close-in and more urban housing in
Woodburn may include young single professionals

or newly married couples, professors working at
Chemeketa Community College, “empty-nesters” who
want to remain in Woodburn, and Latino families
seeking to be close to the community atmosphere that
Downtown Woodburn offers.

2Soutce: Environmental Systems Research Institute (ESRI) demographic data.
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Housing Demand Analysis
Identifying a new 20-year housing target for
Downtown Woodburn involves two key steps:

Step 1: Prepare citywide 20-year population and
household projections. Understanding how the
City’s demographics will evolve over the next 20 years
provides parameters and a framework in which to
assess Downtown Woodburn’s growth potential.

Step 2: Identify a Capture Rate for Downtown
Woodburn. Multiple factors will impact what
percentage of the City’s total households will locate
in Downtown Woodburn. These include the existing
supply of redevelopable land, zoning and regulatory
policies, and future investments the City makes in
public infrastructure, facilities and revitalization
programs. A more detailed description of factors that

influence housing demand is provided below.

Step |: Prepare Citywide 20-Year Population and
Household Projections

As described above, population forecasts prepared as
part of recent and ongoing Citywide planning efforts
serve as a basis for both short and long-term planning,
including infrastructure and facilities planning:

* In 2002, ECONorthwest prepared population
projections within the Woodburn Urban Growth
Boundary for the period 2000 through 2020. These
projections, which assume an average annual growth
rate of 2.8 percent, will serve as the basis for
planning through 2020.

* To assess future planning needs beyond 2020, the
City contracted Winterbrook Community Resource
Planning to prepare population projections for
the period from 2020 to 2060. During this 40-year

Population
Boise 1,824
Portland 7,650
Seattle 13,511
Phoenix 2,328

Table |: Downtown Population as a Percenta
2000 Downtown

timeframe, population growth is anticipated to slow
to an average annual growth rate of 1.9 percent.

Thus, assuming a 2.8 percent average annual growth
rate for years 2009 to 2020 and a 1.9 percent average
annual growth rate for years 2020 to 2029, Woodburn’s
population is projected to increase to 41,365 by 2029.
For the purposes of calculating housing (unit) demand,
projecting long-term household growth (as opposed

to population growth) is a more effective way of
evaluating an area’s housing potential. Anticipating
how many households will locate in an area and
characterizing the household composition is (i.e., larger
households and families with children versus smaller

1- and 2-person households) will help the City identify
realistic housing (unit) targets.

Woodburn’s average household size was estimated

to be 3.2 in 2008 ? and is not projected to change
significantly over the next five years. Assuming that
this average household size holds steady during the
next 20 years, an estimated 12,926 households will live
in Woodburn by 2029.

Step 2: Identify a “Capture Rate” for Downtown
Woodburn

Research shows that healthy downtowns can capture
as much as three to six percent of a city’s total
households. For example, in 2005 the Brookings
Institution published a study that examined downtown
housing trends in selected U.S. cities. The study found
that, on average, downtowns captured three percent of
total citywide household in 2000. 4

Table 1 below shows the downtown houscehold capture
rate for four cities located in western United States:
Boise, Portland, Seattle, and Phoenix. While these cities
are much larger than Woodburn, the “conditions for

e of Cit

2000 City Downtown as a
Population % of City
74,438 2%
223,737 3%
258,499 5%
465,834 0%

3Source: ESRI Business Analyst.

Source: Brookings Institution

4 Eugenie L. Birch. (2005). Who Lives Downtown. Brookings Institution Living Cities Census Series.
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success” that facilitated redevelopment and growth in
their downtowns could be replicated, albeit at a smaller
scale, in Downtown Woodburn.

In 2008, an estimated two percent of the City of
Woodburn’s total households lived in Downtown
Woodburn.> However, property located in Historic
Downtown (21 acres) comprises less than 25 percent
of Downtown Woodburn’s total land area (91 acres).
Therefore, if the City creates effective, strategic
investments and establishes strong partnerships with
the private sector to promote new housing, the urban
renewal area could capture a higher percentage of the
City’s total households than traditional downtowns,
which are generally more compact. Further evidence
of Downtown Woodburn’s strong redevelopment
potential is the high percentage of underutilized and /
or undeveloped property with a low improvement to

land value ratio.®

An estimated 72 percent of Area
property (65 acres) has an improvement to land value
of 3.0 or less. Vacant land comprises an estimated 17

percent (16 acres) of the Area’s total acreage.

It is important to reiterate that the number of housing
units that Downtown Woodburn will absorb during
the next 20 years greatly depends on the degree to
which the City and its partners invest in projects

and programs that will stimulate private investment
and promote redevelopment activities that make
Downtown Woodburn a more attractive place in which
to live, work, shop, and entertain.

Thus, Leland Consulting Group projected a range
of capture rates for Downtown Woodburn. As
shown in Table 2 below, if total households within

the City of Woodburn increases to 12,926 by 2029,
Downtown Woodburn will grow from three percent
(388 households) to nine percent (1,163 households).
The three scenarios show a low, medium, and high rate
of growth, which allow for variations in the amount
of investment and commitment the City makes to
bringing housing to the area over the next 20 years.
Scenario 1 assumes little to no City involvement,
letting the market absorb housing based on existing
trends, while Scenario 3 assumes a strong commitment
trom the City with a goal to achieve nine percent as

a capture of total household growth over the next 20
years.

Average annual absorption of new housing units in
Downtown Woodburn is projected to range from as
few as 11 units per year to as many as 58 units per year.
Under the high growth (nine percent capture) scenario,
Downtown Woodburn could absorb up to 290 new
housing units during the first five years. However,
since the impact of revitalization efforts will likely be
smaller in the short-term and larger in the long-term,
Downtown Woodburn will absorb less new housing

in the first five years and an increasing share of new
housing in later years.

For comparison purposes and to confirm the validity
of the above housing projections, it is useful to
estimate new housing using a different methodology
and to compare the two results. An alternative

method of arriving at a 20-year housing projection

is to examine consumer housing preferences. A

2006 study by Arthur C. Nelson, co-director of the
Metropolitan Institute at Virginia Tech, concluded that,

Table 2: Gateway Area Alternative Capture Rate Scenarios

2009

1

Scenario Households
Scenario 1 - 3% capture
Scenario 2 - 6% capture

Scenario 3 - 9% capture

Households

Total
Growth
(2009-2029)

Avg Annual
Growth
(2009-2029)

2029

1,163

1,006

Source: ESRI and Leland Consulting Group

! Source: The 2009 household estimate assumes a 2.8 percent growth rate (per ECONorthwest's population projections
adopted in the Comprehensive Plan) and an average household size of 4.5 persons.

> According to ESRI 2008, in 2008 an estimated 151 households lived in the Gateway Area and 7,593 households lived in Woodburn.

6

In Woodburn, an improvement to land ratio of 5.0 or higher, where the value of the improvement is at least five times greater than the

value of the land, generally indicates a property is in healthy and productive use.

7 Arthur C. Nelson. (2000). Leadership in a New Era. Journal of the American Planning Association, 72 (1), 393-407.
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nationwide, the demand for attached urban residential
housing types, including apartments, condominiums/

cooperatives and townhouses, is 38 percent.’

As stated in the Housing Trends section, small 1-
and 2-person households, including singles, young
professionals, empty nesters, and retirees, comprise
the majority of households living in downtowns and
more close-in neighborhoods. Typically, 50 percent
or more of any given city’s population is made up

of these demographic types. For example, in 2000,
1-and 2- person households comprised 68 percent of
Portland’s total houscholds. In Woodburn, 56 percent
of households in 2000 were one or two persons in
size, slightly lower than Portland, but reflective of
Woodburn’s large Latino population, which tends to
have larger households.

Thus, considering Woodburn’s unique demographics,
the local demand for attached urban housing is likely
to be lower than the national average of 38 percent.
Assuming that attached housing appeals to just 30
percent of Woodburn households, 3,878 households
will live in attached housing located throughout the
City in 2029. As previously discussed, given the high
proportion of vacant and underutilized lands in the
Downtown Woodburn, there is significant room

for new, higher density residential development,
particularly along Young Street, which is less densely
developed and features relatively few historic structures
compared to Historic Downtown. Therefore, it

is realistic to project that 25 percent or more of

the citywide demand for attached housing (969

units) could be accommodated within Downtown
Woodburn. Since approximately 158 households live
in Downtown Woodburn today, this translates to a
minimum of 811 new attached housing units by 2029.
This projection falls within the range developed under
the alternative methodology for Downtown Woodburn
as shown by Capture Rate Scenario 2 and Scenario 3
from Table 2. Therefore, the projections from that
analysis are reasonable.

Key findings from the housing demand analysis are
summarized below.

* The amount of new h