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Executive Summary
Introduction

Findings & Recommendations

As one of the oldest cities west of the Rocky Mountains, Oregon City is steeped
in 166 years of history, innovation, commerce, and culture. Downtown is
characterized by historic buildings, stark topography, Willamette Falls, the
recently renovated Arch Bridge, and other unique features. Oregon City’s
downtown, like many downtowns throughout the nation, experienced an
extended period of decline and disinvestment that has reversed in recent years.
Main Street Oregon City (MSOC), the non-profit downtown revitalization
program, has been instrumental in encouraging new businesses, improving
Main Street, and putting downtown “on the map.”

Our process yielded a set of five recommendations and associated strategies.
These recommendations are intended for implementation by MSOC, the City
of Oregon City, and the Urban Renewal Commission.

However, while downtown is active with civic and commercial uses during
the daylight hours, it closes down promptly at the end of each business day.
Bringing in residents has been identified as a key strategy that will create a true
18 hour downtown, with activity and use during both the day and night. Five
to Nine Consulting, a student group from Portland State University, worked in
conjunction with MSOC to develop this plan to reintroduce residential uses in
downtown.

Process
We gathered information from a variety of sources. Interviews with local
property owners, developers, city officials, architects, and others helped
document the key barriers related to reintroducing residential development.
An electronic survey, focus groups, and two community engagement events
allowed for input from the Oregon City community. We also researched existing
plans, policies, and codes, as well as conditions on-the-ground. Real estate
and development professionals were consulted to gain an understanding of
the potential market for housing in downtown. Finally, we synthesized this
information into a comprehensive list of opportunities and constraints, which
informed our final recommendations.

Pursue Public-Private Partnerships
Our interviews and focus groups revealed that there is a perception among
developers and the business community that Oregon City is a challenging
place to do business. Confusing or conflicting code regulations and approval
processes may be preventing development. By developing information and
toolkits for potential developers, property owners, and business owners, the
City of Oregon City can demonstrate that it is eager to work with these parties
to identify barriers and to help them navigate the process.
Leverage Regulatory & Financinal Incentives
Many cities throughout the Northwest have used public funds to catalyze
private residential development downtown. Oregon City can incentivize
private residential development by making modest public investments, which
would be recouped through a long-term increase in property taxes. The first

residential project must be carefully considered and implemented
because it will influence further development. Additionally, public
investment in private development is an oft-criticized endeavor on the part
of government. Therefore, public investment in private projects should be
carefully evaluated to ensure that funds will be used to support a successful
project that yields a return on the public’s investment.
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Improve Parking Management
Because high quality, frequent transit service does not currently exist in
Oregon City, potential new downtown residents will likely rely on personal
autos for some of their daily travel needs. Parking is available but limited in
the immediate downtown core during most business days. Parking constraints
were identified as one of the major problems with downtown in the survey
and by most stakeholders and experts interviewed. Parking structures and
underground parking are too expensive to construct, so surface parking will
have to be provided on-site by any residential development.
Increase Livability Downtown
MSOC has worked over the last few years to recruit new and diverse businesses
to downtown. However, further place-making work is needed to create a more
vibrant, livable downtown core. A lack of key amenities, such as a grocery
store and high-quality restaurants and bars, were cited by the community as a
major barrier to interest in living downtown. Access to transportation, parks,
open space, and entertainment venues also influence livability in downtown.
Oregon City’s greatest assets - the Willamette River and Willamette Falls - are
essentially inaccessible to downtown due to busy McLoughlin Boulevard. Much
of McLoughlin has narrow sidewalks and there are few crossings. 90% of
survey respondents indicated a desire for greater access to the waterfront, and
the waterfront represents a significant untapped opportunity to encourage
development of all kinds.
Improve Urban Design
Attractive, safe streets and public spaces are key to improving downtown and
increasing development interest. Few parks exist near downtown, as do few
public spaces of any kind. The City and MSOC recently made very significant
streetscape improvements along Main Street, and these efforts should be built
upon. Public outreach revealed that many prefer the historic look and feel of
downtown buildings, as opposed to “new urbanist” development.

Project Context
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Project Context

Location
Figure 1. Location Map
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Introduction
Problem Statement
At present, downtown Oregon City is alive with civic and commercial activity
between the hours of 9am and 5pm, but it closes down at the end of each
business day. Main Street Oregon City, Inc. (MSOC) and the City of Oregon
City have identified the reintroduction of housing as a potential means of
increasing vitality downtown, but they lack a strategy to achieve this goal.

Background
Oregon City is the oldest incorporated U.S. city west of the Rockies and the
former seat of the Oregon Territory. Although initially the center of commerce
and government in the Oregon Territory, Oregon City lost ground to Portland,
which became the economic and population hub of the state by the 1900s.
Historically a mill town, Oregon City is now in the process of reinventing
itself and is looking for opportunities to revitalize its economic and cultural
infrastructure. Under Metro’s 2040 Growth Concept, Oregon City should be
serving as the regional center for the greater Southeast Portland Metro area.
The City recognizes this role and aims to “revitalize the residential aspects
of Downtown...and implement a vision of the Downtown area as a regional
center,” (Comprehensive Plan p.11).
In recent years, MSOC has worked with dedicated City staff, business owners,
and community members to bring positive changes to downtown, including
the conversion of Main Street to a two-way street and the addition of 46 new
businesses. The region is taking notice, and momentum is building in Oregon
City. However, the absence of residents downtown hinders development of
a lively, 18-hour district. Residential development in downtown areas makes
efficient use of existing infrastructure, helps to provide a range of housing
choices, contributes to a sense of community, and decreases the need for
urban expansion elsewhere. Recent studies have explored the possibility of
adding housing units to historic buildings in downtown Oregon City; what is
missing is a coordinated strategy for attracting residents.

Oregon City, East Side Railway cars, 1890s

Project Purpose & Goal
The purpose of this project was to provide the community with a framework
for revitalizing and spurring residential development in downtown Oregon
City. Downtown was defined as the area between 5th Street to the south,
15th Street to the north, McLoughlin Boulevard to the west, and Center Street
to the east.
To borrow from the City’s economic development campaign, Oregon City truly
is the “land of opportunity.” Five to Nine Consulting believes that the tools and
strategies outlined in this document will help make downtown a welcoming,
bustling town center that attracts visitors, draws in new residents, and better
meets the needs of the existing community.
This report contains a summary of our findings and recommended actions.
Detailed reports can be found in the appendices at the end of this document.
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Process
Five to Nine Consulting began the project by getting to know downtown
Oregon City. We made numerous visits, inventoried existing conditions, and
reviewed relevant plans. We also met with development experts, City staff,
business and property owners to get a baseline understanding of opportunities
and constraints related to residential development downtown. We also spoke
with planners and officials in eight towns and cities throughout the Pacific
Northwest to learn how they successfully encouraged residential development
in their downtowns.

The first of these events was a “development roundtable” held in March,
where 17 development professionals shared their thoughts about what would
be needed to build the first housing projects downtown. In April, we held two
focus groups for downtown employees to learn what would encourage them
to live downtown. Lastly, we vetted our findings and solicited input from the
general public at the Oregon City farmers market and at an Open House event
in May.
Four interim reports - an Existing Conditions Report, a set of Case Studies,
an Expert & Community Engagement Report, and a Development Feasibility
Assessment - were developed to summarize the results of our information
gathering. All four reports are contained in the appendices.

During this initial information gathering phase, we developed an electronic
survey to assess the public’s opinion and gauge the level of interest in living
downtown. Over 300 people took the survey between the end of March
and the beginning of May, giving us a wealth of data to draw from in our
subsequent analysis. In addition to the survey, Five to Nine facilitated several
focus groups and community events aimed at soliciting both expert opinion
and public feedback.

Using the information in the reports along with feedback from the public
engagement process, we formulated key opportunities and constraints.
These were vetted with the public and City officials, and used to formulate
recommendations.

Figure 2. Process Diagram
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What are people saying about downtown Oregon City’s potential?
“I love how the downtown is becoming alive again, and that
the owners are sprucing up their buildings. It is a joy to drive
and walk through and around town.”
- Oregon City Resident

“Since Blue Heron closed, almost literally the fog has lifted
and it’s time for people to move in.”
- Downtown Employee

“Since 2009, Oregon City’s once hard-scrabble downtown
has been transformed into a vibrant central business district
dotted with creative firms, quirky shops, boutique retailers
and a smattering of restaurants and bars.”

“Everyone I have ever talked to is in favor of adding a residential
or live/work element to downtown Oregon City. They see
housing as a way to bring more business and excitement to
the entire Oregon City downtown riverfront. “

- Suzanne Steves,
Portland Business Journal, 5/2013

- Architect

“I just started working in the downtown area after not
having spent time there in almost three years. I was surprised
by the great deal of revitalization and new businesses that
had sprung up in that time period... Now is the time to plan
wisely for future growth to make the downtown into the
great place that it has the potential to be”.
- Downtown Employee

Existing Conditions
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Existing Conditions

Introduction

Blue Heron Mill Site Redevelopment

This section explores the existing conditions that limit or encourage residential
development downtown, starting with the anticipated impacts of future
redevelopment of the Blue Heron mill site and continuing with an examination
of historic infrastructure, environmental features, services, amenities, and
transportation.

Oregon City was historically a mill town, taking advantage of its position
along the Willamette River and the electricity generated by nearby Willamette
Falls. The Blue Heron paper mill, a sprawling industrial complex just south of
downtown, operated at the base of Willamette Falls for over 100 years until its
bankruptcy and closure in 2011. While the redevelopment of the mill site was
not part of the scope of this report, this project will have profound effects on
downtown.

Opportunities

Constraints

+ Potential for game-changing development
on the Blue Heron mill site

+ Mill site is currently unused and is an
unattractive end to the downtown core

+ Celebrated history of Oregon City

+ Some dilapidated structures and buildings in
the downtown core

+ Historic building stock
+ Possible National Heritage Area designation
+ Mix of shops, restaurants, bars, and services
+ Attractions such as the Municipal Elevator,
Singer Falls, and the Arch Bridge
+ The topography of downtown creates a
unique environment
+ Abernethy Creek and the Willamette
River provide both scenic and recreational
opportunities
+ Parks within walking distance of downtown
+ County buildings provide employment
opportunities and bring visitors downtown
+ Downtown is accessible by highway, boat,
bicycle, train, and transit, and there are
many private off-street parking spaces

+ Retrofitting historic buildings for residential
uses could be costly
+ Limited mix and quantity of commercial
enterprises downtown
+ Downtown is constrained by the bluff, the
river, and I-205, leading to small parcel sizes
and limited devlopable land
+ There are no parks within downtown

The closure of the mill presented Oregon City with a major opportunity to
reinvent itself and its connection to the largest waterfall in the Pacific Northwest.
The City, along with Metro and other partners, has begun a visioning and
planning process for the site called the Willamette Falls Legacy Project. Future
redevelopment of this site will contribute to the character and livability of
downtown, while bringing investment and people to the area. Downtown’s
success depends to some degree on the transformation of the Blue Heron mill
site.

+ Parts of the downtown core are in the flood
zone

Some things people would like to see happen at the Blue
Heron mill site (responses to the Five to Nine survey):

+ Government services define the business
environment and impart an institutional feel
to downtown

“Turn the mill into a river access/high class shopping area.”

+ The train is noisy and has at-grade crossings

“Create a park in the old mill area.”

+ There is a perceived lack of parking
+ Need for more wayfinding signage
+ McLoughlin Boulevard brings cars
downtown,
but is inhospitable
pedestrians and cuts off the waterfront

to
to

Insert Quote

“Develop the mill into an amazing community center.”
“Turn it into a multi-use development...allowing public
access along the river front from the existing walkway to
the north.”
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Historic Character
Downtown Oregon City’s rich history is reflected in its existing building stock.
Over 30 buildings have been deemed “contributing” or “significant” to the
city’s history, and the majority of these buildings are concentrated between
5th and 10th Streets (Figure 3).
Many buildings, such as the Multnomah Lodge and Bank of Commerce Building,
add unique and irreplaceable character to downtown. None of the buildings
downtown are currently outfitted for residential use, but many, including the
Lodge, have vacant upper floors that could be repurposed to accommodate
housing units. Adaptive reuse presents an opportunity to embrace the city’s
past while moving forward. Unfortunately, some of the buildings that are
most suitable for adaptive reuse would also require substantial and costly
rehabilitation.

“I love the history of the area...the end of the Oregon Trail!
There is a certain “oldness” to the area. It’s fairly easy to
imagine what the region looked like in the early settlement
days of Oregon.”
- West Linn Resident

Downtown’s history is also evidenced by numerous dilapidated structures and
outdated facades, especially in the north end of Main Street. These structures
detract from downtown’s appeal by giving it a “run-down” appearance in
some places.
The broader historical significance of areas near downtown Oregon City could
soon be recognized if the Willamette Falls Heritage Area Coalition is successful
in establishing a National Heritage Area centered around Willamette Falls. This
partnership between Oregon City and West Linn could help build additional
capacity for historic preservation and planning in Oregon City and add yet
another marketing line for downtown.

View of the Multnomah Lodge and other historic buildings on Main Street

80% of survey respondents enjoy the historic character of
downtown Oregon City
23% cited the presence of historical features as one of the
things they like most about downtown

10
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Historic Character
Figure 3. Historically significant and contributing buildings in downtown Oregon City. Numbers identify buildings in the inventory contained in Appendix E.
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Unique Attractions
In addition to its historic character, downtown Oregon City contains many
unique features that contribute to a strong sense of place. The municipal
elevator towering over 7th Street is perhaps the most recognizable landmark.
Others include the Grand Staircase up to the top of the bluff and the recently
renovated Arch Bridge over the Willamette River. The art installation at the base
of Singer Falls and a planned artistic lighting design for the elevator add to the
character and potential of downtown. These elements should be leveraged to
attract visitors and residents.

Topography
Downtown Oregon City’s size is constrained by a large basalt bluff to the east
and Willamette River to the west. The Blue Heron mill site currently presents a
barrier to the south and Interstate 205 borders the north end of downtown.
These constraints may also be an opportunity for downtown, encouraging a
naturally compact, walkable environment that many people find attractive.
Similarly, small parcel sizes and physical limits to development may be offset
by the presence of dramatic natural features and outstanding views from the
top of the bluff.

Elevation

9th Avenue Cross-section
150 ft
120 ft

35 ft.

90 ft
60 ft

900 Main St.

30 ft

0 ft

200 ft

400 ft

600 ft

800 ft

Looking down at Singer Falls from the top of the Grand Staircase
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Environmental Features
The Willamette River and Falls present an enormous opportunity for downtown
Oregon City. However, access to the waterfront is largely cut off by McLoughlin
Boulevard, a state highway with heavy traffic and few street improvements.
Recent improvements designed to connect pedestrians to the river at the north
end of downtown have not been very successful because the improved area is
too short to serve most recreational purposes. If the improvements along the
north segment were continued the full length of downtown, it is likely that
the entire waterfront would be better utilized. Currently, the small sidewalk
on the waterfront side of McLoughlin at the southern end of town does not
provide a comfortable space from which to enjoy the scenic views of the river
and falls. Despite this, an opportunity exists to develop desirable 3rd and 4th
story residential units with views of the Willamette River and Falls.
Abernethy Creek, a salmon-bearing stream in a mostly natural state, flows
through the north end of downtown. The creek’s potential as an urban
amenity is somewhat offset by occasional flooding, although surrounding
parks mitigate the impact.

View of Willamette Falls from the waterfront

There are a number of attractive parks within walking distance of downtown
Oregon City (see Appendix A), providing desired amenities to residents of all
ages. However, there is little greenspace within the core of the downtown
area. In addition, a lack of street trees, especially along McLoughlin Boulevard,
contributes to an unfriendly pedestrian environment in some parts of
downtown.

Abernethy Creek, at the north end of downtown
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Government Services

Amenities

A number of county government buildings and social services are located
downtown, reflecting Oregon City’s position as the seat of Clackamas County.
The County Courthouse has a major impact on downtown, bringing in
hundreds of workers and visitors each day. This influx provides customers for
businesses and generates activity during the day, but does little to promote
activity after business hours. The presence of so many government services
contributes to an “institutional” feel, and many people associate downtown
with unpleasant experiences like visiting the courthouse.

Because of the activity generated by government services, many businesses
cater to the 9am - 5pm crowd. Although downtown contains a growing
number of restaurants, shops, and bars, the mix of amenities may not yet be
enough to attract residents. Several key amenities, most notably a grocery
store, are missing from downtown proper. The presence of a theatre, hardware
store, more parks, a greater diversity of restaurants, and other services that
cater to residents would make downtown a more attractive place to live.

The County Courthouse creates higher than average demand for office space
in the upper floors of Main Street buildings. Development experts note that
the appeal of being close to the courthouse has resulted in office tenants being
willing to accept lower-quality, aging spaces. As a result, most property owners
are content to be commercial landlords rather than upgrade their buildings for
residential use, especially in an unproven market.

Survey respondents said the presence of the
following amenities would bring them downtown
more often:
+ More high-quality
+
+
+
+
+
+

The Clackamas County Courthouse attracts the most trips downtown

restaurants
Greater diversity of
restaurant types
Brew pub
Drop-in health clinic
Hardware store
Grocery store
Food carts

+ Market co-op
+ Movie theatre
+ Park with a play
structure for children

+ Public plaza with
seating

+ Book store
+ Gym
+ Art gallery
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Amenities
Spicer Bros Produce, a fruit and vegetable stand, is currently the only downtown
business that sells groceries. Parks, a public library, several pre-schools, primary
schools, pharmacies, and a hospital are all located within a five minute drive of
downtown, but none of these amenities are located within downtown itself.

“When I was a kid, there used to be all sorts of
businesses downtown: dollar store, menswear,
womenswear, shoe store, paint store. I’d love to see
some shops like that return.“
- Milwaukie Resident

Figure 4. Nearby amenities
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Transportation
Automobile
Two state highways, 43 and 99E/McLoughlin Boulevard, converge in downtown
Oregon City, while Interstate 205 borders the north end. Traffic on 99E and
I-205 can be heavy during commuting hours. The I-205 interchanges are
currently overloaded and could benefit from reconfiguration of approaches
from Highway 99E.

Boat
Boats can currently be docked at the sport-craft landing at the north end of
downtown. Potential boat access to the downtown core also exists via an
old dock site located at McLoughlin and 8th Street. Although major hurdles
would have to be overcome to ready this site for use, it is a prime location
and has character (including a stairway down to the water under McLoughlin
Boulevard). Many residents expressed interest in a water taxi service between
Oregon City and Portland, and the 8th Street dock site has the potential to
become an iconic water gateway to downtown.

Rail
Amtrak passenger trains stop just north of downtown Oregon City. The station
is new and pleasant, but its location a quarter mile from the edge of downtown
limits visibility and convenience for commuters. Despite this, it is an increasingly
attractive commuting option. The trip to Portland takes 17 minutes and is
cheaper than a TriMet pass.
Noise from trains passing through downtown along the base of the bluff has
been cited as a potential constraint to residential development. Train operators
blow their whistles frequently in downtown because the tracks cross the
roadway at grade level in two places. Reducing train noise and improving
safety at these crossings would require payment to the Union Pacific Railroad
Company to make needed safety improvements and establish a “Quiet Zone”
downtown.
Figure 5. Transportation Infrastructure

Bicycle

Amtrak Station
(0.25 miles)

205

Oregon City is a popular waypoint on cycling trips to destinations in the
Metro region and beyond. From Portland, cyclists can take the Trolley Trail
along the Willamette River. However, navigating in downtown Oregon
City can be challenging, and McLoughlin Boulevard’s narrow shoulders
and high-speed traffic intimidate even experienced cyclists. Improved
connectivity and way-finding signage guiding cyclists off of McLoughlin
and into downtown Oregon City along Main Street would improve the
experience for cyclists and bring additional visitors to shops and restaurants.

99E

Oregon City Transit Center

15

th

14

th

AL

13

th

Y

LE

s

n
iso

er
ng

state highway

Si
Ra

LE

8t

h

d

railroad
one-way street

Y

7t

s

h

hn
Jo

bus stop/
station

ig

h

Ce

nt

er

h

hi

6t

ng

to

n

Ad
a

m

passenger rail
station

W
as

AL

H

h

off-street parking

interstate highway

Hi

ll

h

h

oa

ilr

5t

Ad

M
ad
Y

9t

7t

Y

hn
rs
ffe

LE
AL

AL

Je

8th

on

th

h

LE

Jo

th

9th

Key

10

in

Ma

6t
AL

am

on
W
as
hi

h

10

M

11
t

Y
LE
AL

gh

ou

cL

43

lin

ng
t

er
Ce

th

nt

12

Bus
Downtown is served by seven bus lines and TriMet Lift. The transit center at
11th and Main Street serves as Oregon City’s primary public transportation link
to the Metro area.

Y

M

ai
n

LE

5t

h

4t

h

0

300

600 ft.

16

Existing Conditions

Transportation
Parking
The issue of parking in downtown Oregon City is well-documented in plans
and studies and is the most commonly cited concern among residents,
business owners, employees, and visitors. Frustrations included too few
spaces in general, too few short-term spaces (15-30 minutes), and too few
long-term spaces (5 hours or more). Several people also complained about
poor management of existing spaces, including private lots.
The 2009 Downtown Parking Study revealed that the parking “shortage”
is a result of inefficient parking turnover rates due to inappropriate meter
schedules. The fact that many parking lots downtown are private and cannot
be used by the public compounds the problem and furthers the perception
of an inadequate parking supply.

25% of survey respondents who said they would consider
living downtown also said they require a reserved
parking space at their residence

36% of survey respondents cited issues related to parking
as one of the things they do not like about downtown

The City and the development community agree that constructing a parking
structure downtown is not financially feasible under current conditions. In
the words of one developer, “there might never be a ‘right’ time to build
a stand-alone parking garage downtown.” Whether this is true or not,
the first step in addressing the downtown parking problem should involve
efficient management of the existing supply. Expensive investments in
additional parking capacity should be a last resort.
On-site parking for new developments downtown is limited by small block
and parcel sizes. If additional parking capacity is needed, on-site structured
parking or off-site parking are the most likely alternatives. However, “tuckunder” or structured parking is expensive and it competes with ground-floor
uses. The untested residential market in Oregon City does not yet support
the economies of scale that would be required for a development of this
type to make financial sense. There is also little room to construct surface
parking, given the land constraints downtown. Therefore, new development
may be largely reliant on the existing parking supply to meet parking needs.

Contrast between on-street and off-street parking occupancy
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Transportation
McLoughlin Boulevard
State Highway 99E, also called McLoughlin Boulevard, is a problematic travel
corridor that passes through downtown Oregon City along the waterfront.
McLoughlin provides an important connection to Portland and Canby, bringing
more than 20,000 vehicles a day to Oregon City. Most of these vehicles,
however, bypass Main Street.
The current configuration is two lanes in each direction, with a center turn lane
between the Clackamas River Bridge and 10th Street. The corridor is unsafe and
unfriendly to pedestrians due to its large traffic volumes, high speeds, narrow
sidewalks, and unimproved crossings at the south end of downtown. As a
result, McLoughlin effectively cuts off access to the waterfront for pedestrians
and severely limits the number of viable commercial uses along the street. Very
few businesses front the highway; instead, rear parking lots and unattractive
walls line the downtown waterfront.

In 2004, the Oregon Department of Transportation (ODOT) designated
McLoughlin Boulevard in downtown Oregon City as a Special Transportation
Area (STA). STAs were specifically created to help communities reclaim
high-speed roadways that move through the heart of their towns. These
areas are generally more urban and multi-modal, and benefit from lower
speeds and other traffic calming strategies. The redevelopment of the
mill site provides an ideal opportunity to leverage the STA designation and
explore “boulevardization” of the downtown portion of McLoughlin.
Recent improvements have been made to McLoughlin at the north end of
downtown, including installing a waterfront walkway and public art, but more
needs to be done from the tunnel north to 10th Street. Changes might include
reducing the speed limit, narrowing lanes and installing a center median,
widening the riverfront walkway, and planting street trees. Implementing major
changes to a state highway will not be easy, but the benefit to downtown from
having a safe, attractive waterfront boulevard could be enormous.

64% of public event participants did not feel safe
walking along McLoughlin Boulevard

Insert quote

A number of previous plans have suggested changes to the roadway, including
moving it up against or on top of the bluff. The McLoughlin Boulevard
Enhancement Plan (2005) recommended reducing travel speeds, reflecting
the street’s boulevard moniker. Without making dramatic changes, there are
opportunities to improve McLoughlin to make it more friendly to residential
and commercial development. Improvements should be focused on increasing
accessibility for pedestrians and bicyclists, and should leverage future
development at the Blue Heron mill site. City staff and development experts
agree that the Blue Heron site will be pedestrian-oriented, with a focus on
connecting Willamette Falls to the core of downtown.

Current conditions on McLoughlin Boulevard

The Market for
Housing
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Introduction

Demographics & Housing Preferences

A number of studies have explored the feasibility of different types of
development (commercial, residential, and office) in downtown Oregon City.
Several of these examined the potential for residential development in sitespecific contexts (see Appendix A), but there has been very little analysis of the
market for housing in downtown Oregon City.

Demographics of People Interested in Living Downtown

The following section explores the market for downtown housing by looking
at the preferences of potential future residents and their willingness to pay
for housing based on existing studies and the results of the project survey.
Development feasibility is also measured by analyzing two hypothetical
development proposals to gauge whether they would “pencil out,” or make
financial sense as a private investment.

+ 40% of survey respondents would consider
living downtown
+ Presence of “boomers” and the young
creative class
+ Interest in adaptive reuse
+ Oregon City rents are higher than those of
neighboring Milwaukie and Canby

Constraints
+ Competition with Portland
+ Few housing “comparables”
+ Average Oregon City rents are low

There were demographic differences between the respondents who expressed
interest in living downtown Oregon City and those who expressed no interest.
Nearly 50% of respondents aged 26-35 would consider living downtown.
Respondents between the ages of 45-65 also showed a relatively high level of
interest, with a little over 40% interested in living downtown (Figure 6). On the
other hand, people in the youngest age bracket (18-25 years old) expresssed
the least interest in living downtown Oregon City. Perhaps it is not surprising
that 36-45 year olds were also less interested in downtown living as this age
group is most likely to have young children.
Figure 6. Percentage of survey respondents who would consider living downtown

Would consider living downtown
Would not consider living downtown

+ Public assistance needed to make projects
“pencil-out”

Survey respondents between the ages of 26-35 were the
most likely to be interested in living downtown

Percentage of Respondents

Opportunities

About 40% of the 300 respondents to the Five to Nine survey were willing to
consider living in downtown Oregon City. A little more than a third of these
are definitely interested in living downtown, while the rest might consider it
depending on a variety of factors, such as parking, and available amenities, and
transportation options.

100%
90%
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30%
20%
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Demographics & Housing Preferences
Survey respondents who pay between $1 and $599 for household rent or
mortgage were the most likely to consider living downtown and those paying
between $1,000 and $1,500 were the next most likely. As might be expected,
people who pay nothing (presumably, those who have paid off their mortgage
or live with parents) are much less likely to be interested in moving downtown.
Approximately 7% of respondents who expressed interest in living downtown
said they would be willing to pay more than they currently pay to live in
downtown Oregon City, while around 50% would be willing to pay the same
as they currently pay. Respondents with household incomes under $20,000,
between $40,000 and $60,000, and above $100,000 showed a greater
willingness to consider living in downtown Oregon City than other income
groups. There was a slightly greater willingness among current renters to
consider living downtown than among people who own their homes.

Housing Preferences
Condominiums and townhomes were the most preferred housing types among
people willing to live downtown, but many respondents expressed interest in
apartments as well (Figure 7). Although single family houses are prohibited
downtown by current code regulations, almost 40% of respondents also
expressed interest in living in a house.

Percentage of respondents
who would consider living in
downtown Oregon City

Figure 7. Preference for housing types of survey respondents who would consider living downtown

80%
70%
60%

Discussion
Survey results align with statements commonly heard during focus groups and
interviews: the target age groups for downtown living are younger people
and those nearing retirement. Interest on the part of older people reflects the
generational shift in attitudes about retirement, as retiring “baby boomers”
return to smaller housing units in urban neighborhoods.
Respondents aged between 26-35 years old were slightly more interested in
living downtown than 46-65 year olds. However, census data demonstrates
that the younger age group represents only 10% of the population within
two miles of Oregon City, while 46-65 year olds make up over 30% of the
population.
The highest level of interest in downtown living came from households making
$40,000 to $60,000 per year and from households paying between $1 and
$599 per month for housing. There may be a market for artist studios and livework units as well as high-end housing such as condos with river views.

“A lot of people would want to live there, but I would
target some of the creative professional employees that
already work downtown.”
-Developer

50%

“Attorneys, judges, and courthouse staff might jump at the
chance to rent an apartment or condo where they could
crash after a long day in court.”
-Architect

40%
30%
20%
10%
0%
House

Apartment

Condo

Townhouse

Type of Housing

Other
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Potential Residential Market
During interviews, developers emphasized the importance of knowing how
much people would be willing to pay for rent in downtown Oregon City.
Market comparables (established housing units in an area) are generally used
to estimate this value. Downtown Oregon City, however, has very few housing
units. In the absence of market comparables in downtown, Five to Nine looked
at rents for all of Oregon City and compared them to nearby cities. Oregon
City’s current rents are considerably lower than those of Portland and the
nearby affluent suburbs of West Linn ($1,200) and Lake Oswego ($1,150),
but higher than the neighboring cities of Milwaukie ($815) and Canby ($775)
(Table1).
Table 1. Current Housing Rental Rates

$1,895
$2,800
$1,695
$2,995
$1,750
$1,855
$1,450
$1,582
$1,995
$1,400
$2,195
$1,650
$1,695
$1,695
$1,600
$1,295
$1,500

In many cities near Oregon City, urban multi-family units rent for slightly less
than suburban units. In light of this, realtors estimate that people would initially
pay 10-15% less for units in downtown Oregon City. Rents in Portland’s Pearl
District were also low initially, since the area was occupied primarily by artists
and other “creatives,” but rents increased significantly once the residential
market took off.

Current Housing Rental Rates in Portland Metropolitan Region (4/18/13)

/18/13)
4 Bed

Local real estate professionals were consulted to verify the results of this
analysis. There was consensus that Oregon City commands higher rents than
Milwaukie, despite Milwaukie’s closer proximity to Portland. Oregon City’s
historic character and access to the highway may be contributing factors.
Compared to more distant towns like Canby, Oregon City’s relative proximity
to Portland increases its marketability.

City

Median

Studio

1 Bed

2 Bed

3 Bed

4 Bed

Portland, OR

$1,270

$845

$1,356

$1,250

$1,395

$1,895

West Linn, OR

$1,200

$450

$800

$1,172

$1,550

$2,800

Hillsboro, OR

$1,150

$885

$867

$1,112

$1,365

$1,695

Lake Oswego, OR

$1,150

$875

$955

$1,170

$1,499

$2,995

Beaverton, OR

$1,000

$724

$825

$950

$1,200

$1,750

Wilsonville, OR

$994

$840

$904

$1,095

$1,262

$1,855

Troutdale, OR

$977

$1,495

$630

$810

$1,195

$1,450

Sunnyside, OR

$925

$1,300

$775

$937

$1,200

$1,582

Tualitin, OR

$919

$719

$864

$995

$1,222

$1,995

Gladstone, OR

$900

$1,250

$785

$875

$1,120

$1,400

Tigard, OR

$900

$643

$762

$885

$1,295

$2,195

Oregon City, OR

$890

$685

$750

$890

$1,380

$1,650

Vancouver, WA

$880

$695

$750

$865

$1,150

$1,695

Gresham, OR

$825

$695

$675

$775

$1,195

$1,695

Milwaukie, OR

$815

$625

$750

$845

$1,150

$1,600

McMinnville, OR

$795

$450

$605

$725

$1,200

$1,295

Canby, OR

$775

$900

$600

$775

$1,160

$1,500

Source: Hot Pads website (hotpads.com)

Most realtors and developers believed that the first project should be a highquality, market rate development rather than affordable housing. They noted
that the target market would likely be young single professionals, young
couples, and baby boomers. They also recommended that the first project be
rentals rather than condominiums since buyers, like developers, will be hesitant
to invest before the market is proven.

23

Live it Up Downtown

Financial Feasibility Analysis
Based on discussions with development professionals, two development
proposals were created to determine whether market-rate residential
development in downtown Oregon City is feasible. This analysis utilized
one of many possible financial models and rested on assumptions about the
numerous financial variables at play in a speculative development project.
Altering these assumptions shed light on how the financial feasibility of a
project might be improved.
Financial feasibility was analyzed in terms of return on total cost (RTC) and
return on total equity (RTE). These two measures are typically used in the
development community to determine roughly whether a project is worth
pursuing. Generally speaking, development professionals and investors seek
RTC in excess of 9% and RTE in excess of 10%. While other factors such as
cash equity required, financing terms, and relative risk are key to determining
whether a speculative development project moves forward, RTC and RTE serve
as good proxies for development feasibility - the higher the RTC and RTE, the
more likely the project is to pencil out.
Tables 2 and 3 on the following page summarize two development scenarios
and show how each performed with respect to RTC and RTE. Full details of the
assumptions underlying the analysis can be found in Appendix D.
Whether or not a development project will pencil out is dependent on a large
number of variables. The assumptions made for these two very different
projects illustrate several fundamental financial challenges for residential
development in Oregon City.
For example, it is clear that residential rents assumed in the model of $1.25
per square foot do not generate enough income to make downtown
residential projects feasible, given the costs of development. In addition, there
is no guarantee that $1.25 rents could be achieved downtown since there
are few market comparables. The lack of market comparables and perceived
risk means private lenders are unlikely to give favorable financing terms to
development of this type.

However, public assistance can help make projects financially feasible. Property
write-downs, development incentives, and tax credits - the public assistance
tools included in Scenario 2 for the 10th and Main development - are all readily
available to Oregon City. These tools can reduce costs to the point where
development is more likely to pencil out. Based on this analysis and other
similar studies done in Oregon City, it is likely that public financial incentives of
some kind will be required in order to generate significant developer interest in
downtown development.
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Financial Feasibility Analysis
Table 2. Development scenarios for new construction at 10th and Main vacant lot

10th and Main
New Construction

Scenario 1
Assumes no public
financial incentives.
Market-rate,
mixed-use
development.

Scenario 2

No. surface parking spots
Gross square footage
Number of stories
Number of residential
units
Residential square
footage
Rent (per sq ft per month)
Commercial square
footage
Rent (per sq ft per year)

Hard construction costs
(per sq ft)
Soft costs (per sq ft)
Total project cost:

Scenario
Assumes no seismic upgrades and only
those improvements necessary for
reconfiguring the building space for
apartments. No SDCs included; developer
fee also assumed to be waived.

Project facts
9,970

9,970

16

16

15,900

15,900

3

3

16

16

9,800

9,800

Residential square

$1.25

$1.25

Rent (per sq ft per month)

4900

4900

Commercial square

$15.00

$15.00

Site Area (sq ft)
No. surface parking spots
Gross square footage
Number of stories
Number of residential
units

Costs
Land cost (per sq ft)

Multnomah Lodge
Adaptive Re-use

Assumes public financial
incentives, including SDC
waivers, land write-down,
cost reductions through urban
renewal grants, and tax
credits.

Project facts
Site Area (sq ft)

Table 3. Development scenario for adaptive re-use of the Multnomah Lodge building

footage

footage
Rent (per sq ft per year)

N/A
None
10,250
2
13
9,750
$1.25
0
N/A

Costs
$15.00

$15.00

Land cost (per sq ft)

$137.00

$126.00

Hard construction costs

$52.00

$36.00

Soft costs (per sq ft)

$3,157,845

$2,566,169

Results

(per sq ft)
Total project cost:

N/A
$110.00
$32.00
$1,450,802

Results

Return on Total Cost

5.40%

7.20%

Return on Total Cost

7.90%

Return on Total Equity

7.20%

8.70%

Return on Total Equity

8.30%

Governance
&
Governance
and
Development
Tools
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Introduction
As the Development Feasibility Assessment indicates, the pioneering housing
project in downtown Oregon City is unlikely to be built without public financial
assistance. Lenders are hesitant to invest in an unproven housing market,
so many cities thoughout the Northwest have catalyzed the downtown
housing market with public programs and incentives. As the market becomes
established, the private sector secures traditional financing for additional
projects, decreasing the need for ongoing public support. Oregon City could
spur long-term development of housing downtown by recruiting a pioneering
developer and financially supporting the first project.
The following section outlines a variety of tools suggested by development
professionals and utilized by other communities in the Northwest to leverage
private investment, including zoning and regulation, urban design and
streetscape improvements, incentives for developers, and capacity building.
(More information about these tools and the cities using them can be found in
the case studies in Appendix B.)

Opportunities
+ Existing Mixed-Downtown Zoning (MUD),
Economic Improvement District (EID), and
Urban Renewal Area (URA) for building
retrofits
+ Potential for public-private partnerships, use
of the Vertical Housing Program, System
Development Charge (SDC) buy-downs,
and land value write-downs for city-owned
properties

Constraints
+ Height restrictions in Downtown Design
District

“In downtown development, there is a lot of nuance.
It’s easier to build on the periphery. Oregon City
should try to make it as easy as possible to develop
downtown and harder on the periphery.”
- Developer
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Zoning & Land Use Regulations
Cities that decide to pursue a mixed-use downtown often face regulatory
challenges because their zoning prohibits or discourages residential uses.
Fortunately, Oregon City’s Mixed Use Downtown (MUD) district encourages
multi-family housing and live-work units within the downtown core.
The City requires a minimum floor area to lot area ratio (FAR) of 0.30-0.50 in
the MUD zone (Figure 8), which is low from the standpoint of encouraging
density. However, there is no maximum FAR downtown, which enables
developers to design projects with plenty of leasable space if they so choose.
Oregon City’s Downtown Design District (DDD) creates additional opportunities
and constraints for developers. Within the DDD, the height limit of 58 feet
allows for the construction of 3-5 story buildings. Outside the DDD, maximum
allowable heights are 75 feet (5-6 story buildings) between Main and Center
Street and 45 feet (2-4 stories) west of Main or within 100 feet of single family
homes.

Case Study - Bend, OR
Bend has a long history of residential use downtown, but housing makes up a
relatively small percentage of all uses in the Central Business District (CBD). In the
1998 Bend General Plan, the city recognized that directing new housing to the
CBD would allow new downtown residents to benefit from existing infrastructure
and services.
In 2006, Bend adopted Ordinance NS-2016 which provides a housing height
allowance, called “vertical mixed-use,” within its commercial districts. Code
section 2.2.700 A, Building Height states: “The maximum height may be increased
by 10 feet above the maximum allowed height when housing is provided above
the ground floor.”
The housing height allowance directs additional density to the amenity-rich areas
where it is most desirable. The bonus also increases the feasibility of a project
by providing more leasable square footage within the footprint of the building.

The 58 foot height limit within the DDD was originally based on the height
of the Multnomah Lodge, the tallest building downtown, but this limit now
seems arbitrary and restricts opportunities to build high-density residential
buildings with river views. Erecting buildings taller than 58 feet at the base of
the bluff, for example, would provide excellent river views for residents without
obstructing the views of homes on the bluff or other buildings facing westward
on Main Street.

Housing Height Allowance illustrated in Bend’s City Code
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Zoning & Land Use Regulations
Figure 8. Downtown building standards (more information about building standards and allowed land uses can be found in Appendix A)
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Urban Design & Streetscape Improvements
Other cities have found that downtown streetscape improvements attract
residents, businesses, and visitors by creating a more pleasant pedestrian
environment. Bothell, WA has developed a Downtown Revitalization Plan,
which provides guidelines for urban infrastructure improvements in each
subarea of its downtown (see inset).
Common funding mechanisms for beautification and streetscape
improvement include Local Improvement Districts and Urban Renewal Areas
(URA). Downtown Oregon City currently has both of these mechanisms in
place, and has used funds to undertake streetscape improvements including
tabled intersections, street lamps, planter boxes, and facade improvements.
These types of urban infrastructure improvements have a demonstrated effect
on market premiums by increasing achievable rents and encouraging future
residential and business development. Oregon City should continue to address
unimproved areas of Main Street and build on the progress that has already
been made in this area.

Case Study - Bothell, WA
Bothell began an initiative to revitalize its downtown in the mid-2000s. In 2009,
the City adopted its Downtown Revitalization Plan to guide development on
public parcels and elsewhere in downtown. The plan creates a strong vision for
downtown, addressing all aspects of desired future growth including residential
development, transportation, parks, access to the Sammamish River, and new
businesses. It also describes the look and feel of downtown and the locations
where residential development should occur.
The plan lists specific implementation measures that will be taken by the City,
including private sector coordination, planning actions, and public improvement
projects. Finally, the plan contains new subarea regulations for downtown that
were developed with citizen and developer input.
The result of all this work is a clear direction and predictability for developers in
downtown Bothell.

Vision for Bothell, WA’s downtown from the
Downtown Revitalization Plan
Improved and unimproved streetscapes in downtown Oregon City
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Vertical Housing Tax Credit
Since 2005, Oregon Housing and Community Services (OHCS) has administered
the Vertical Housing Program to promote mixed-use developments. This tax
credit provides a partial property tax abatement on the residential portion of
a multi-family structure for up to ten years. Local jurisdictions that wish to
use the credits as an incentive for developers must designate zones where
they would like to encourage housing. These zones must then be approved
by the state Vertical Housing Program. Properties that have been certified by
the program are granted a partial property tax exemption, up to a maximum
of 80% over a 10 year period. Market-rate projects can qualify, but additional
excemptions are allowed if the housing is designated for low-income residents.
Hillsboro and Milwaukie, OR have designated their downtowns as Vertical
Housing Zones and developers have received tax credits through the program
(see inset). Oregon City has not applied to the program, but could do so in
order to encourage residential development. While the tax credit by itself
offsets only a small portion of the costs of new development, it can help make
a project feasible when combined with other incentives.

Case Study - Milwaukie, OR
The City of Milwaukie underwent a visioning process in 1995 to return vibrancy
and walkability to downtown. The resulting 1997 Framework Plan prioritized
the reintroduction of housing to downtown, supported by plans for a Riverfront
Park to be used as the community’s “living room,” a grocery store anchor, and
an art anchor. The Framework Plan and its implementing zoning ordinance were
adopted in 2000 to support the 1995 Vision Statement and Town Center Master
Plan policies. As part of its effort to make residential development financially
feasible, Milwaukie designated its downtown a Vertical Housing Zone.
The North Main Village development, which includes 97 residential units, was
the first mixed-use development to be constructed in downtown Milwaukie in
recent memory. The project leveraged a collection of residential development
tools, including zoning amendments, a long-term low-interest loan through
Metro’s transit-oriented development program, grant-supported Public Area
Requirements, and the Vertical Housing Tax Credit. North Main is the only
project so far that has taken advantage of the Vertical Housing Tax Credit in
Milwaukie, but its success may encourage other developers to make use of the
program in the future.

North Main Village in downtown Milwaukie received Vertical
Housing Tax Credits
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Donation or Write-down of City Property
The City-owned parcels at 10th and Main and 12th and Main (Figure 9)
represent a significant opportunity to both spur residential development in
downtown Oregon City and shape how that development occurs.
One option would be for the City to transfer the land to a developer at
reduced or no cost. This strategy has been employed in other areas around
the region, most recently for the 4th and Main housing project in Hillsboro,
OR (see inset). Land donations and write-downs are particularly effective in
places where it is difficult to secure private financing because of the lack of
housing “comparables.” Gifting land also allows the City to set some of the
development parameters and influence the site program and aesthetics. In
light of this, the City could consider putting together a Request for Proposals
(RFP) to solicit innovative development for its properties.

Case Study - Hillsboro, OR
After acquiring property next to the new MAX line years ago, Metro and the
City of Hillsboro recently sold it to a developer below the market price in order
to kick-start a housing project in downtown Hillsboro.
The 71-unit, mixed-use development at 4th and Main would not have been
possible without the $500,000 discount on land price and other forms of public
15
support.
This support, including Transit-Oriented Development (TOD) funds,
th
payment of SDCs by the Urban Renewal Commission, and a Vertical Housing
Tax Credit in addition to the land write-down, amounted to approximately 15%
of the 15.6 million dollar project cost.
14

th

According to planning staff in Hillsboro, the City Council viewed the public
funding as a sound investment in the future of downtown Hillsboro, and one
that the City would see a substantial return on. While 60% of the property
tax proceeds from the 4th and Main project will be abated, the remainder will
go to the City. If the project spurs development as anticipated, the City stands
to see a significant permanent increase in its property tax base because of the
initial public investment.

Figure 9. Vacant, City-owned properties in downtown Oregon City (in red)
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32

Governance & Development Tools

Urban Renewal Area Match Grants
Several cities have used funding from Urban Renewal Areas (URAs) to provide
matching grants for building renovations, enabling building owners to retrofit
existing buildings. The grants are particularly useful for adaptive reuse of
historic buildings since the funds can be used to update a building with new
(but historically appropriate) paint, windows, awnings, signage, and lighting.
Oregon City has an Urban Renewal Area (URA) that encompasses
downtown. The URA currently provides grants for exterior facade
improvements and interior renovation grants for projects that add value to
existing buildings. Between $20,000 - $40,000 is available for individual
storefront facade improvements. Up to $150,000 is available under the
interior renovation grant program currently, presenting a significant
opportunity to defray the costs of residential development downtown.
The URA is capable of taking on significant bond indebtedness, but a recent
county ballot measure restricts the ability of the URA to finance large projects.
Measures 3-386 and 3-388, passed by Clackamas County voters last year, require
citywide approval votes for creation of, or substantial changes to, urban renewal
plans. These measures may hinder the ability of the downtown URA to issue new
debt for major projects, including parking structures or other large public projects.

Case Study - Pendleton, OR
Pendleton’s downtown has included housing for more than a century, but over
the years many of these units have fallen into disrepair. Since 2003, Pendleton
has employed a variety of strategies to encourage new affordable and marketrate housing downtown. A URA designation downtown enabled the creation
of a generous matching grant program to support building renovations. Facade
improvement grants encouraged developers to use high quality, historicallyappropriate materials. Meanwhile, elevator matching grants reduced
developers’ burden when bringing older buildings into compliance with the
Americans with Disabilities Act (ADA). These incentives enabled developers to
leverage resources to make residential projects feasible.
The downtown Pendleton housing market was relatively quiet until the mid2000s when a California developer purchased a derelict four-story brick
building sight-unseen and began renovating it. The developer took advantage
of the facade improvement program, renovating the building inside and out.
By upgrading the apartments and securing retail tenants for the vacant ground
floor, the developer was able to fill the building, while simultaneously doubling
rents. Other developers quickly followed suit after the market for apartments
was proven.

Historic facades renovated with URA match grants in downtown Pendleton
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System Development Charge Reductions
System Development Charges (SDCs) are fees paid by a developer to help the
city recoup the cost of providing associated infrastructure like storm water,
sewer, and transportation systems. Oregon City currently imposes SDCs of
around $10,000 per unit for multi-family residential buildings, but this amount
varies depending on location and context.
SDCs are an important revenue source for the City. However, they can
represent a significant portion of a project’s total costs, especially for small
projects, so any reduction in SDCs can help make market rate multi-family
development more feasible. In order to promote adaptive reuse of historic
structures downtown, several cities have reduced SDCs, for pioneering
projects. Oregon City could follow this example to incentivize development,
recognizing that the first residential developers should be rewarded for taking
a risk. SDC reductions could be phased out after a certain number of projects
are completed. Additionally, SDCs can be “bought-down” through Urban
Renewal Area funds.

Case Study - Bellingham, WA
Public financial incentives were instrumental in encouraging the first multi-family
housing units in downtown Bellingham. Rick Westerop, the “pioneer developer,”
stated that he would not have developed in downtown Bellingham were it not
for the incentives available. A property tax abatement program similar to the
Vertical Housing Porgram in Oregon, along with partial reduction of some SDCs,
were important to the success of his projects. For example, school SDCs are
reduced depending on the size and type of multi-family units. His buildings were
the first residential buildings in downtown Bellingham in nearly 40 years. Initially,
most of his units rented for about $0.75 per square foot; now, he receives $1.75
per square foot for studios and $1.40 per square foot for one bedrooms. The City
has also benefited greatly from increased tax revenue due to the new downtown
units.

SDC reductions or buy-downs have been integral to the success of residential
projects in downtown Bellingham, WA, Milwaukie, OR, and Hillsboro, OR (see
insets).

Case Studies - Milwaukie and Hillsboro, OR
SDC reductions were part of the package that enabled Milwaukie’s North Main
Project to become financially feasible (see inset on p.30). The project leveraged a
collection of residential development tools including grant-supported Public Area
Requirements (PARs). PARs are urban infrastructure fees similar to SDCs which
are required with new development or renovation. Public Area Requirements
were reduced through a financial package that combined an Oregon Economic
and Community Development Department (OECD) grant, City contributions,
and a Mt. Hood Economic Alliance grant.
Meanwhile, Hillsboro’s Urban Renewal Commission paid all SDCs (nearly
$1,000,000) for the 4th & Main project (see inset, p.29). These funds are
provided by the Urban Renewal Area, with the charges financed over ten years.

Aerial view of downtown Bellingham
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Introduction
Main Street Oregon City’s goal is to create a reinvigorated, dynamic urban core. MSOC has identified reintroduction of housing into downtown as a potential strategy
to achieve this goal. The Live it Up Downtown project found considerable support for housing in downtown Oregon City. However, experts and the general public also
identified several barriers, some of which are directly related to residential development, and some of which have impacts on livability and desirability of downtown
Oregon City. Therefore, the following slate of recommendations has been broadened to include strategies that will increase the livability of downtown Oregon City.
The strategies can be used individually and introduced in phases, but they will be most successful if implemented collectively. Each strategy is given a priority level of
high, medium, and low depending on the problem or issue addressed. Strategies are also given a time frame for implementation: short, medium, and long term. Shortterm strategies can be implemented immediately, while long-term strategies may take several years to develop.
These recommendations do not directly address future development on the former Blue Heron mill site, but they will dovetail with those planning and development
projects. The city should focus on both development efforts simultaneously.
Based on our analysis of opportunities and constraints, we have grouped a number of strategies into the following five recommendations:

+

Pursue public-private partnerships

+

Leverage regulatory and financial incentives

+

Improve parking management

+

Increase livability downtown

+

Improve urban design

The highest priority implementation strategy for each of the above recommendations is highlighted in red.
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Recommendation: Pursue Public-Private Partnerships
Results from interviews and focus groups indicate there is a perception among developers and the business community that Oregon City is a challenging place to do
business. Confusing or conflicting code regulations and approval processes may be preventing residential development. By developing information and toolkits for
potential developers, property owners, and business owners, the City of Oregon City can demonstrate that it is eager to work with these parties to identify barriers
and help them navigate the process.

Strategy

Implementer

Priority

Timeframe

+ Design a Developer’s Toolkit which clarifies and lays out the
steps for developers, including approval processes. The City
should post the Developer’s Toolkit on their website for easy access
by interested parties. An example Developer’s Toolkit can be found
on Portland’s Bureau of Development Services website.

City of Oregon City

High

Short

+ Actively recruit a pioneering developer who will partner
with the City of Oregon City on the first project to introduce
housing into downtown. Focus on finding a developer willing
to prove the market with a unique project that builds on the area’s
character.

MSOC

High

Short

+ Issue a request for proposals (RFP) for a site-specific
development program. Specifically, we recommend generating
an RFP for a mixed-use development at 10th and Main Street,
which is a heavily-trafficked, city-owned site.

City of Oregon City

High

Medium
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Recommendation: Pursue Public-Private Partnerships
Strategy

Implementer

+ Speak with downtown property owners about the
possibilities for conversion to residential uses on their
properties. Inventory current uses and conditions and survey
owners about their interest in converting the upper stories of their
buildings to residential uses.

MSOC

Medium

Medium

+ Work with interested property owners to evaluate the
potential for residential conversion of the upper stories of
these buildings and determine which mechanisms could
make those projects feasible. Owners of the Multnomah Lodge
and the Busch Building have previously expressed interest through
their participation in case studies examining the potential for
adaptive reuse on their properties.

MSOC, City of Oregon City

Medium

Medium

+ Confer with historic redevelopment experts about ways
to retain the historic character of existing buildings while
managing seismic and ADA requirements for adaptive reuse.
Residents and visitors value the historic building stock downtown,
so redeveloping the existing buildings into residences will create a
unique housing product that preserves the charm of Main Street.

City of Oregon City

Medium

Medium

+ Work with the Union Pacific Railroad to establish a Quiet
Zone through downtown Oregon City. Developers and real
estate agents have identified train whistles as a barrier to residential
development, but the City has expressed interest in funding a Quiet
Zone in partnership with a developer.

City of Oregon City

Medium

Long

Priority

Timeframe
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Recommendation: Leverage Regulatory & Financial Incentives
Many cities throughout the Pacific Northwest have used public funds to catalyze private residential development downtown. Oregon City can incentivize private
development by making modest public investments, which will be recouped over time through increases in taxable value. The first residential project must be carefully
considered and implemented because it will influence further development. Public investment in private development is often scrutinized more closely than other
government expenditures. Therefore, public investment in private projects should be carefully evaluated to ensure that funds are used to support a successful project
that ultimately yields a return on the public’s investment. Meanwhile, the City should continue to incentivize interior and exterior building improvements through
annual grants from the Urban Renewal Area (URA).

Strategy

Implementer

Priority

+ Apply for a Vertical Housing Development Zone in
downtown Oregon City to reduce the property tax burden
on residential development. While tax credits do not reduce the
construction costs of development, they lessen the financial burden
on developers.

MSOC, City of Oregon City

High

Short

+ Reduce System Development Charges (SDCs) to encourage
residential development. A reduction in these charges will
help projects “pencil out” in a questionable market. URA funds
can be utilized to reduce SDCs for new development in downtown.
Other cities have used this strategy to successfully encourage
development in downtown areas. The City is likely to see a return
on this investment, in the form of increased taxable value, as the
residential market is proven and other projects subsequently come
on line.

City of Oregon City, Urban
Renewal Commission

High

Medium

Timeframe
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Recommendation: Leverage Regulatory & Financial Incentives
Strategy

Implementer

Priority

Timeframe

+ Evaluate the city’s long-term return on investment if cityowned properties are sold to private developers at belowmarket values. If evaluation determines that write-downs are a
good investment, donate or write down city-owned downtown
property to kick-start downtown residential development. Writedowns can make projects more financially feasible, particularly in
areas with few comparables where banks are hesitant to lend.

City of Oregon City

Medium

Medium

+ Establish a Housing Height Allowance to increase height
limits on the residential portion of buildings located between
Main Street and Railroad Avenue. The height allowance (which
commonly allows an extra floor) would provide more leasable
square footage within the proposed or existing footprint of the
building, increasing the likelihood that a project would pencil out.
Residential units in this area could take advantage of views of the
Willamette River without obstructing views from the bluff or other
buildings downtown.

City of Oregon City

Low

Medium
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Recommendation: Improve Parking Management
New downtown residents will almost certainly rely on personal autos for some of their travel needs. Parking is limited in the immediate downtown core during most
business days and parking constraints were identified as one of the major problems with downtown by experts and public alike. Parking structures and underground
parking are too expensive to construct, so surface parking will have to be provided on-site by any residential development. Furthermore, lenders are unlikely to loan
to projects that do not provide parking. However, there is little room to construct surface parking, given the land constraints downtown. Therefore, new development
may be largely reliant on the existing parking supply to meet parking needs. Parking constraints are a barrier to recruiting new businesses and to all new development,
not just housing.

Strategy

Implementer

Priority

Timeframe

+ Conduct outreach to businesses to encourage employees
to park in off-street locations, or in locations outside the
downtown commercial core. Parking spots are underutilized
north of 11th Street and several parking lots exist to accommodate
downtown employees outside of the core. Develop and distribute
materials showing parking locations in and near downtown.

MSOC, City of Oregon City

High

Short

+ Update and implement parking management strategies
listed in the 2009 Downtown Parking Study. Specifically,
agreements should be developed between owners of underutilized
private parking lots in downtown to share parking. Many of these
parking lots are not full during the day and hardly used at all during
evenings and weekends.

City of Oregon City,
Property Owners

High

Medium

+ Adapt some existing public parking spaces to free, shortterm (15 - 30 minutes) spaces near high-turnover businesses.
Some people currently avoid Main Street because it can be difficult
to find parking near the places they need to go. This strategy will
encourage people to come downtown even if they are only making
a short trip.

City of Oregon City

Medium

Short

+ Explore options to serve court-specific parking and
transportation needs. The courthouse is a major trip attractor in
downtown, and is a major contributor to the lack of street parking
during weekdays. A park and ride shuttle would reduce pressure on
downtown parking from the courthouse.

MSOC, City of Oregon City

Medium

Long
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Recommendation: Increase Livability Downtown
MSOC has worked over the last few years to recruit new and diverse businesses to downtown. However, further place-making work is needed to create a more
vibrant, livable downtown core. A lack of key amenities, such as a grocery store and high-quality restaurants and bars, were cited in the survey and other community
engagement efforts as a major barrier to living in downtown. Access to transportation, parks, open space, and entertainment venues also influence livability. One of
Oregon City’s greatest assets - the Willamette River - is essentially cut off from downtown by the uninviting presence of McLoughlin Boulevard. Over 90% of survey
respondents expressed a desire for greater access to the waterfront. Improving access represents a significant opportunity to encourage development of all kinds.

Strategy

Implementer

Priority

Timeframe

+ Develop more events for the downtown core, including

MSOC

High

Short

MSOC

High

Short

MSOC, City of Oregon City

High

Long

MSOC, City of Oregon City

Medium

Medium

additional farmers markets, outdoor concerts and movies.
Events and programming bring more people downtown, help foster
ownership, contribute to making Main Street a “place,” bolster
business, and enhance livability. Eighth Street, at the base of Singer
Falls, is one potential location to hold more events and activities.

+ Recruit a diverse mix of businesses (e.g., a grocery store, drug
store, and high-quality restaurants) that fulfill the needs and
wants of potential residents and visitors alike. Community
engagement, including the survey, indicates that the lack of these
key amenities is a major barrier to interest in living downtown.

+ Extend the waterfront promenade to the south to provide
more high-quality access to the riverfront. Community
engagement indicates that this is a highly-desired amenity.

+ Continue improving the streetscape by planting more street
trees and vegetation. Identify locations and seek downtown
business sponsors to purchase and plant trees.
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Recommendation: Increase Livability Downtown
Strategy

Implementer

Priority

+ Seek opportunities to add parks, plazas, or other public
spaces. Though there are large parks and other public spaces within
walking distance, there is only one public plaza in the downtown
core.

City of Oregon City

Medium

Long

+ Enhance lighting on the stairs near the municipal elevator. A
well-lit public space will enhance safety, better support businesses
and services operating later at night (after the elevator stops
running), and will help connect the bluff with downtown.

MSOC, City of Oregon City

Medium

Long

+ Construct a dock or boat launch at the existing waterfront
access point at 8th Street and McLoughlin. This is currently the
only access to the river near downtown and could be improved to
facilitate recreation.

City of Oregon City

Medium

Long

Timeframe
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Recommendation: Improve Urban Design
Attractive, safe streets and public spaces are key to improving downtown and increasing development interest. Although attractive parks and public spaces can be
found just outside of downtown, few exist within the downtown core itself. The City and MSOC recently made significant streetscape improvements to Main Street,
and these efforts should be built upon.

Priority

Timeframe

Strategy

Implementer

+ Continue to dedicate URA funds toward facade and interior

Urban Renewal Commission

High

Medium

MSOC, City of Oregon City

High

Long

MSOC, City of Oregon City

Medium

Long

improvements to existing downtown buildings. This funding
mechanism has positively contributed to the character of downtown.
Dedicate URA facade improvement investments towards those
buildings with deteriorating, unattractive, or incompatible facades.
Creating a cohesive visual environment will enhance the character
of downtown.

+ Work with ODOT to reduce speeds, improve crossings,
construct landscaped medians and curb extensions, and
implement other traffic calming measures on McLoughlin
Boulevard. McLoughlin is currently designated a Special
Transportation Area (STA), giving the City of Oregon City significant
say in how the facility should be managed. Leverage the Blue Heron
redevelopment project as an opportunity to redefine the highway.

+ Pursue URA funds to reconfigure 8th Street into a festival
street. Design treatments including patterned concrete, pavers,
removing curbs, and adding bollards would create a flexible public
space to enhance programming efforts in downtown.

Live it Up Downtown

Vision
Envision a place transformed in ten years. Main Street is host to many new
restaurants and businesses, offering a wide range of cuisine and services. A
theater, playground, and other recreation spaces exist for adults and children.
8th street below Singer Falls has been upgraded as a flexible plaza street,
offering outdoor seating and closing to traffic for festivals, farmers markets,
street fairs, outdoor concerts, and movies during the summer; friends and
family meet there often to enjoy the festivities. Main Street has become the
heart and pulse of Oregon City.
Shops and businesses are booming from the increased foot traffic of visitors,
employees, communities on the bluff, and a few pioneering downtown
residents. The underutilized second stories of several older buildings have
been converted to housing units and their occupants are able to access work,
groceries, recreation, and more, all in their immediate neighborhood. More eyes
and ears are on the streets, contributing to a livelier, more vibrant downtown
after the close of business.
People can safely ride their bikes or stroll along an improved McLoughlin
Boulevard, taking in views of the waterfront and eating at several new
restaurants fronting the street. Slower speed limits, street trees, and signaled
pedestrian crossings make the boulevard attractive for all users. McLoughlin
still connects commuters to Canby and Portland, but now these commuters
slow down at the end of a long business day and think about stopping to walk
along the river or see what’s happening on Main Street.
The City and MSOC are widely recognized for their success in working with
developers to convert several existing buildings to apartments and build a small
mixed-use development at 10th and Main Street. More and more business
owners and developers are recognizing the unique opportunities in downtown.
Investment is coming to Oregon City, signaling a bright future.
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Fiveto
Nine

Consulting

Five to Nine Consulting was formed in the Winter of 2013 as a workshop project for Portland State University’s Master
of Urban and Regional Planning program. The team partnered with Main Street Oregon City (MSOC) and the City of
Oregon City to develop a framework for the reintroduction of housing into downtown Oregon City. The name “Five
to Nine Consulting” is inspired by the idea of activating Oregon City’s downtown into a lively, dynamic, and attractive
urban center beyond business hours.
For the past two years, Jennifer Koch has worked with the Oregon
Transportation Research & Education Consortium (OTREC) on
projects related to transit climate adaptation and peer-to-peer
car sharing. She previously held positions as a Fellow with the
Environmental Protection Agency in Washington, D.C., and as
an intern with the China Academy of Urban Planning and Design
in Chongqing, China. Jenny is originally from Wisconsin, where
she earned an undergraduate degree in atmospheric and oceanic
science.

With an undergraduate degree in planning and environmental
policy, Ryan Farncomb worked on transportation and
downtown planning for several years in Poulsbo, Washington.
He has extensive experience with storm water management,
transportation planning and preparing safe routes to school plans.
Ryan currently works on transportation projects, community
plans, and public outreach for a Portland-based planning firm.

Ian Matthews hails from the Bay Area, but he and his wife
have decided to call the Pacific Northwest home after meeting
at Whitman College in Walla Walla, WA. Ian’s background
in conservation and wildlife biology provided opportunities
for him to work for The Nature Conservancy and the Oregon
Department of Fish & Wildlife. He is now focused on parks, trails,
and environmental planning and has interned with Portland
Parks & Recreation and Oregon Parks & Recreation Department.

With certificates in sustainable design and building from colleges
on both coasts, Lina Menard is particularly interested in transitoriented infill development. She is currently working on adaptive
reuse projects in Portland’s Ford District, consulting with Portland
Alternative Dwellings, and pursuing an Urban Design Certificate.
Last year Lina interned with Portland’s Bureau of Planning and
Sustainability’s Central City 2035 Plan and with Orange Splot
LLC, a company that creates innovative, small-scale housing
projects.

A Portland native, Kate Drennan spent six years in federal
government, working first as a legislative aide for Congressman
Earl Blumenauer, and later as an advocate for a sustainable
transportation and land use policy at Transportation for
America. Kate has worked as a research assistant at the Oregon
Transportation Research & Education Consortium (OTREC) and in
the Transit-oriented Development team at TriMet. She currently
serves as a Legislative & Policy Intern for the Oregon branch of
the American Planning Association.

Derek Abe has a background in mechanical engineering,
environmental science, and urban planning. In the last five years
he has worked for Portland State University, TriMet, and the US
Department of Agriculture Forestry Service to develop urban
transportation and land use plans and projects across the state.
Derek currently works for the Transit-oriented Development
program at Oregon Metro Regional Government and a local
transportation planning and design firm in Portland.
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Context & Background
Oregon City is located in Clackamas County near the confluence of the
Willamette and Clackamas Rivers, about 20 miles south of downtown
Portland. Established in 1829 by the Hudson Bay fur trading company,
it was incorporated in 1845 and is the oldest incorporated U.S. city
west of the Rocky Mountains. It was the seat of the Oregon Territory
from 1848 until 1851. Known as the ‘end of the Oregon Trail’,
pioneers traveling west reached the end of their journey and filed land
claims in Oregon City during the 1840s and 50s. Oregon City was
initially the center of population and commerce in Oregon but was
soon eclipsed by Portland. Thereafter, it relied on the forestry industry
as a primary driver of economic growth. The nearby Willamette Falls
powered several large mills, with the Blue Heron paper mill operating
below the Falls until 2011. Today, Oregon City is working to redefine
itself and its economy while maintaining links to its important history.
This report examines current conditions
in downtown Oregon City. The first part
looks at existing land use policies,
built and environmental features,
transportation, and amenities.
The second part summarizes
key plans and studies
impacting downtown.

Main Street Oregon City in the 1890s
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Zoning Code
The Oregon City Community Ordinance (OCCO) is the city’s zoning code. The
downtown study area falls entirely within the Mixed-use Downtown District
(MUD) zone. Parts of the study area also lie within the Downtown Design
District Overlay, Natural Resources Overlay District (NROD), and Willamette
River Greenway Overlay District (WRG).

MUD - Mixed-Use Downtown District
“A mix of high-density residential, office and retail uses are encouraged in
this district, with retail and service uses on the ground floor and office and
residential uses on the upper floors. The emphasis is on those uses that
encourage pedestrian and transit use.” (OCCO 17.34)
Some of the uses allowed outright in the MUD zone:
• Multi-family residential
• Live/work units
Some of the uses allowed with conditions in the MUD zone:
• Parks, playgrounds, play fields
• Parking structures and lots not in conjunction with a primary use
Single-family and two-family residential units are prohibited in the MUD zone.

Building Dimension Standards
Building standards differ depending on a property’s location within downtown
(Figure 2).
For properties located outside the Downtown Design District, the following
standards apply:
• Minimum lot area: none
• Minimum FAR: 0.30
• Minimum building height: 25 ft. or two stories except for ADUs or buildings
under 1000 sf
• Maximum building height: 75 ft., except for the following locations where
it is 45 ft.
6

•
•
•
•
•

Properties between Main st. and Mcloughlin blvd. and 11th and 16th
streets.
Properties within 100 ft. of single family detached or detached units.
Minimum required setbacks: if not abutting a residential zone, none.
Maximum site coverage including the building and parking lot: 90 percent
Minimum landscape requirement, including parking lot: 10 percent

For properties located within the downtown design district, the following
standards apply:
•
•
•

Minimum lot area: none
Minimum FAR: 0.5
Minimum building height: 25 ft. or two stories except for ADUs or buildings
under 1000 sf
• Maximum building height: 58 ft.
Minimum required setbacks: if not abutting a residential zone, none.
Parking standards: the minimum number of required parking spaces required in
ch. 17.52 (see table 17.52.020) may be reduced by 50 percent.
Maximum site coverage of the building and parking lot: 100 percent
Minimum Landscape Requirement: Development within the downtown design
district overlay is exempt from the normal landscaping standards. However,
landscaping features or other amenities are required, which may be in the form
of planters, hanging baskets and architectural features such as benches and
water fountains that are supportive of the pedestrian environment. Where
possible, landscaped areas are encouraged to facilitate continuity of landscape
design. Street trees and parking lot trees are required and shall be provided per
the usual standards.

Environmental Overlay Zones
Willamette River Greenway Overlay District (WRG)
A WRG Permit is required for any construction or change to existing buildings
in the WRG district. WRG permits are generally processed through a Type II
procedure (see page 11 for a description of procedures).
Residential structures exceeding a height of 35 ft. are prohibited in the WRG
district.

99E

Figure 1. Zoning designations in and around downtown Oregon City
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Figure 2. Building restrictions within the MUD zone between 5th & 15th Streets
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Natural Resources Overlay District (NROD)
An NROD permit is required within the NROD district for the uses listed
below. Permits are generally processed under a Type II procedure.
Selected conditional uses requiring a permit (17.49.90):
Alteration to existing structures within the NROD not exempted by 17.49.080
(below)
A residence on a highly constrained vacant lot of record that has less than
three thousand square feet of buildable area, with minimum dimensions of
fifty feet by fifty feet, remaining outside the NROD portion of the property
Institutional, industrial or commercial development on a vacant lot of record
that has more than seventy-five percent of its area covered by the NROD
Selected uses allowed outright in the NROD district, not requiring an NROD
permit (17.49.080):
Routine repair and maintenance of existing structures, roadways, driveways
and utilities.
Replacement, additions, alterations and rehabilitation of existing structures,
roadways, utilities, etc., where the ground level impervious surface area is
not increased.

Parking Requirements
Motor Vehicle Parking
Downtown motor vehicle parking requirements are undergoing revision as
part of Oregon City’s Transportation System Plan update. The table below
lists parking requirements as stated in the City Code (taking into account a
50% reduction in minimum parking spaces for properties in the Downtown
Design District).

Bicycle Parking
Bicycle parking spaces are required for multi-family residential (3+ unit)
buildings. The minimum requirement is 1 space per unit.

Table 1. Downtown parking requirements for selected uses
Land Use

Min

Max

Multi-family
bedroom)

(1 .75 per unit

2 per unit

Multi-family
bedroom)

(2 .75 per unit

2 per unit

Multi-family
bedroom)

(3 .9 per unit

2.5 per unit

Retail/Restaurants

2.05 per 1000 sf

Office
1.35 per 1000 sf
Source: OCCD Table 17.32.020

5 per 1000 sf
3.33 per 1000 sf

Permit Approval Process
The following descriptions of different approval processes are excerpted
from the Oregon City Community Ordinance. Table 2 describes the permit
processes required for various land use procedures.

Type I

Type I decisions do not require interpretation or the exercise of policy or
legal judgment in evaluating approval criteria. The decision-making process
requires no notice to any party other than the applicant. The community
development director’s decision is final and not appealable by any party
through the normal city land use process.

Type II

Type II decisions involve the exercise of limited interpretation and discretion
in evaluating approval criteria. Applications evaluated through this process
are assumed to be allowable in the underlying zone, and the inquiry
typically focuses on what form the use will take or how it will look. Notice
of application and an invitation to comment is mailed to the applicant,
recognized active neighborhood association(s) and property owners within
three hundred feet. The community development director accepts comments
for a minimum of fourteen days and renders a decision. The community
development director’s decision is appealable to the city commission with
notice to the planning commission, by any party with standing (i.e., applicant
9

Figure 3. Environmental Overlay Zones in Downtown Oregon City
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and any party who submitted comments during the comment period). The city
commission decision is the city’s final decision and is appealable to the land
use board of appeals (LUBA) within twenty-one days of when it becomes final.

Type III

Type III decisions involve the greatest amount of discretion and evaluation
of subjective approval standards, yet are not required to be heard by the
city commission, except upon appeal. In the event that any decision is not
classified, it shall be treated as a Type III decision. Notice of the application
and the planning commission or the historic review board hearing is published
and mailed to the applicant, recognized neighborhood association(s) and
property owners within three hundred feet. Notice must be issued at least
twenty days pre-hearing, and the staff report must be available at least seven
days pre-hearing. The decision of the planning commission or historic review
board is appealable to the city commission. The city commission decision on
appeal from the historic review board or the planning commission is the city’s
final decision and is appealable to LUBA within twenty-one days of when it
becomes final.

Type IV

Type IV decisions include only quasi-judicial plan amendments and zone changes.
These applications involve the greatest amount of discretion and evaluation
of subjective approval standards and must be heard by the city commission
for final action. Notice of the application and planning commission hearing is
published and mailed to the applicant, recognized neighborhood association(s)
and property owners within three hundred feet. Notice must be issued at least
twenty days pre-hearing, and the staff report must be available at least seven
days pre-hearing. If the planning commission denies the application, any
party with standing may appeal the planning commission denial to the city
commission. If the planning commission denies the application and no appeal
has been received within ten days of the issuance of the final decision then
the action of the planning commission becomes the final decision of the city.
If the planning commission votes to approve the application, that decision is
forwarded as a recommendation to the city commission for final consideration.
In either case, any review by the city commission is on the record and only
issues raised before the planning commission may be raised before the city
commission. The city commission decision is the city’s final decision and is
appealable to the land use board of appeals (LUBA) within twenty-one days of
when it becomes final.

Expedited Land Division (ELD)
The expedited land division (ELD) process is set forth in ORS 197.360 to
197.380. To qualify for this type of process, the development must meet the
basic criteria in ORS 197.360(1)(a) or (b). While the decision-making process
is controlled by state law, the approval criteria are found in this code. The
community development director has twenty-one days within which to
determine whether an application is complete. Once deemed complete, the
community development director has sixty-three days within which to issue a
decision. Notice of application and opportunity to comment is mailed to the
applicant, recognized neighborhood association and property owners within
one hundred feet of the subject site. The community development director
will accept written comments on the application for fourteen days and then
issues a decision. State law prohibits a hearing. Any party who submitted
comments may call for an appeal of the community development director’s
decision before a hearings referee. The referee need not hold a hearing; the
only requirement is that the determination be based on the evidentiary record
established by the community development director and that the process be
“fair.” The referee applies the city’s approval standards, and has forty-two days
within which to issue a decision on the appeal. The referee is charged with
the general objective to identify means by which the application can satisfy
the applicable requirements without reducing density. The referee’s decision
is appealable only to the court of appeals pursuant to ORS 197.375(8) and
36.355(1).

Fees & System Development Charges
System Development Charges (SDCs) vary depending on location, land use,
and context. The following SDC estimates for construction of a multi-family
residence building in the downtown MUD district are based on information
provided to the public by the Oregon City Planning Office:
•
•
•
•
•

Sanitary sewer per unit		
Storm water per unit		
Transportation per unit		
Parks per uniT		
Total per unit			

$2,783
$631
$4326
$2,522
$10,262
11

Table 2. Permit types required for different land use procedures
Permit Type

I

Compatibility Review

X

II

III

Code Interpretation

X

General Development Plan

X

Conditional Use

X

Detailed Development Plan1

X

Extension

X

Final Plat

X

Major Modification to a Prior Approval 2

X

Minor Modification to a prior Approval

X

X

X

X

Minor Partition
Nonconforming Use, Structure and Lots Review

X

Reconsideration

X

X
X

Revocation
Site Plan and Design Review

X

Subdivision

X

Variance

X

Zone Change & Plan Amendment

12

X
X
X

X

X

Zone Change Upon Annexation with Discretion

Source: OCCO, Table 17.50.030

X

X

Lot Line Adjustment and Abandonment

Natural Resource Review

X

X

X

Historic Review

Natural Resource Exemption

ELD

X

Geologic Hazards

Zone Change Upon Annexation with No Discretion

IV

X
X
X

Physical Features
Downtown Oregon City sits on a narrow
shelf between the Willamette River and a
high bluff. Steep cliffs border downtown to
the NW and SE; elevation rises over 150 ft.
between the river and the top of the bluff.
The topography of the site gives downtown
Oregon City a dramatic character, but
also severely constrains development.
Downtown is limited to a width of two
blocks Between 5th and 11th street. The
bluff recedes to the northeast of 11th
st., allowing more room for development
between 12th and 15th streets.
Downtown is connected to the top of
the bluff by the municipal elevator and a
staircase, both of which provide pedestrian
access to 7th street. Elevator hours are 7am
- 7pm on most days. Motor vehicles can
access the bluff via 10th street.

Figure 5. Topography of downtown Oregon City
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Hydrology
Figure 6. Flood zones in downtown Oregon City
100 Yr. Flood Plain

Parts of the north end of downtown lie within
the 100 year flood plain. Development within
the flood plain is subject to additional building
standards to prevent flood damage.
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In 1996, a flood inundated the portions of
downtown outlined in the black dotted line.
The core of downtown between 5th and 15th
Street was spared heavy flood damage; areas
north of 15th Street suffered worse flooding
because of their proximity to Abernethy Creek
(the submerged buildings in the foreground of
figure 7 below).
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Figure 7. Aerial view downtown Oregon City during the 1996 flood. The Oregon
E Trail Interpretive Center is in the foreground. Willamette Falls is visible in the
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Environmental Amenities
Parks

Trees

Downtown Oregon City is well situated with respect to parks. There are
almost a dozen parks or natural areas within a 20 minute walk of downtown,
including the McLoughlin promenade, which runs along the bluff and provides
stunning views of the Willamette River and Falls. Clackamette Cove, a 25 acre
city-owned park at the confluence of the Willamette and Clackamas Rivers,
provides access to swimming, boating, and fishing opportunities.

Mature trees and forested areas can be seen along the river and up on the
bluff. Street trees downtown, however, are generally small and do not provide
a sense of enclosure. Trees are largely absent from the south end of downtown
except along Main Street where small trees were planted recently.
Figure 10. Typical tree cover in downtown Oregon City (left) compared to downtown
McMinnville (right). Source: Google maps

Figure 8.
Clackamette Park,
just north of downtown at confluence
of Clackamas &
Willamette Rivers.
Source:
Google
maps

Development plans for the Blue Heron Site are likely to include a river walkway
and park component centered around the Willamette Falls - a prime amenity
for future downtown residents.
Figure 9.
Singer Creek
Falls and artwork

Water
The Willamette River flows along the edge of downtown, but access to the
river is restricted by high cliffs. A staircase at McLoughlin and 8th Avenue
descends to the river at the site of an old boat dock underneath McLoughlin
Boulevard. Currently, the nearest recreational river access point is at 15th
Street and McLoughlin Boulevard. Singer Creek Falls, an artificially stepped
waterfall cascading down the bluff at 8th Street has been enhanced by recent
art projects and is a local landmark downtown. Abernethy Creek flows into
the Willamette River just north of downtown. Floodwaters from the creek
contribute to the 100 year flood zone encompassing part of the north end of
downtown.
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Figure 11. Parks and tree cover in and around downtown Oregon City
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Other Amenities
Figure 12. Key amenities surrounding downtown Oregon City, including schools, grocery stores, and the city library. Walking, bus, and drive times from the intersection of 10th
Street and Main Street downtown are shown in minutes.
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Transportation
Figure 13. Key transportation elements in downtown Oregon City
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Buildings & Vacant Land
Vacant & Underutilized Properties

Buildings

Vacant property is concentrated between 10th and 15th streets. This area
contains more low-value buildings and parking lots than the old downtown
core between 5th and 10th streets. Two of the vacant lots downtown are
owned by the City and are being marketed to developers (Figure 14). Their
potential for new development was explored by a recent study (see page 38).

Downtown Oregon City has a number of attractive, historically significant
buildings concentrated in the area between 5th and 10th streets. Figure
15 shows which buildings have been deemed by the City to contribute to
Downtown’s heritage. The Multnomah Lodge building (#6) is currently being
considered for national historic designation; its potential for adaptive reuse was
explored by a recent study (see page 40).

Figure 14. Vacant and potentially underutilized properties . Source data: Author’s
analysis using building and land values from City of Oregon City GIS Dept.

Figure 15. Historic contributing/significant and non-contributing buildings. Source
data: City of Oregon City Downtown Historic Inventory forms
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Plan Review
Five to Nine Consulting reviewed Oregon City plans and studies to determine
the scope and direction of downtown revitalization efforts and to identify some
of the critical opportunities and constraints related to residential development
in downtown Oregon City. As there is almost no existing residential housing
stock downtown, the aim of this review was also to establish an introductory
sense of the community’s general opinions/perspectives on future residential
development over the last few decades.

Oregon City Comprehensive Plan

The Comprehensive Plan housing chapter outlines efforts to provide an
adequate supply of affordable housing. The Comp Plan includes the tools and
strategies to promote affordable housing developments via Title 7. The goals
for satisfying regional residential targets for market rate and affordable housing
above are included in Goal 10.1 Diverse Housing Opportunities, and Goal 10.2
Supply of Affordable Housing. The Oregon City Comprehensive Plan does
not explicitly recommend or incentivize transit-oriented development, mixedincome housing, co-housing, or other housing development opportunities.

The Oregon City Comprehensive Plan (“Comp Plan”) has an entire chapter
dedicated to housing, but discusses housing as it relates to efficient land use
including mixed use central business districts that can “greatly enhance safety,
livability, and vibrancy of an area”. Many of the plans and studies that preceded
and followed the comp plan reiterate the same vision of a vibrant, activated
downtown.
The housing chapter addresses the regional requirements set forth by Metro
for maintaining an “adequate supply of vacant and buildable land for future
residential growth.” This includes meeting targets for new dwelling units and
jobs, based on local and regional population growth projections. According to
the plan, Oregon City was required to show that available vacant and buildable
land could sufficiently accommodate the projected population growth. If it
could not, the city was required to meet the capacity requirements in other
ways, e.g. increasing minimum residential densities.
In 2002, it was determined that Oregon City would not be able to meet the
residential targets set by Metro (short more than 1,400 dwelling units by 2017)
given the available land within the Urban Growth Boundary. Two courses of
action followed: 1) Zoning and code requirements were amended to provide
for higher density residential development, and 2) The Urban Growth Boundary
was expanded in three areas. The result of the intensifying development was the
creation of a new mixed-use zoning designation, the Mixed-Use Development
(MUD) for downtown Oregon City. Other areas of the city were up-zoned
for higher residential densities as well. These changes affected development
throughout the downtown, along transportation corridors, and in business,
employment and education centers throughout the City.
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Aerial view of Downtown Oregon City. Source: Google earth

graphic

As noted in the economic development chapter of the plan, “the Downtown
area is designated as a Regional Center and is planned to encourage the
development of very high density, mixed-use retail, office, and residential uses,
served by high-quality transit service and multi-modal street networks.” Noted
earlier, the downtown has been re-zoned with a new zoning designation - the
Mixed Use Downtown zone (MUD) - that allows for a more flexible and diverse
mix of land uses to support these goals.

First phase of Waterfront Promenade. Source: Draft Transportation System Plan

Update

The transportation chapter of the plan outlines the key elements of the Oregon
City Transportation System Plan, and highlights a number of key ancillary plans
relevant to downtown, including the Oregon City Downtown Community Plan.
Relevant to downtown are the multi-modal transportation service improvements
(including transit service by TriMet, South Clackamas Transit District, Canby
Area Transit, and bike, pedestrian and park and ride facilities), Union Pacific
Railroad alignment and at-grade crossings, and establishing commercial and
recreational access to marine facilities on the river. Lastly, the chapter addresses
parking considerations and transportation demand management strategies. A
review of parking is provided in greater detail in the 2009 Downtown Parking
Study below.
The section on “urbanization” includes a few relevant goals and policies such
as Goal 14.2 Orderly Redevelopment of Existing City Areas, and Goal 14.3
Orderly Provision of Services to Growth areas. These goals and policies involve
maximizing public investment in redeveloping existing degraded facilities and
services, encouraging maximum densities, and instituting maximum system
development charges for the public costs associated with the impacts of private
development. Other relevant goals and policies relate to bike and pedestrian
access and connections, floodplain amendments, and the acquisition of private
lands along the riverfront, including the Blue Heron Paper Mill property and
Union Pacific Railroad property.
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Oregon City Downtown Community
Plan
The Oregon City Downtown Community Plan (DCP) was in many ways the
precursor to the current Comprehensive Plan and the zoning and code updates
that accompanied it. The area referred to as “downtown” in this plan actually
consisted of six sub-areas extending from the Blue Heron Paper Mill site to the
Clackamette Cove Area. It also includes portions of the bluff, and the End of
the Oregon Trail district. The downtown that Five to Nine is focused on is from
5th to 15th street, encompassing only two of these sub-areas.
The DCP is based on eleven project/plan objectives including “Building upon
existing assets,” “Identifying catalyst projects,” “providing for appropriate
residential uses,” and “Restoring a vibrant, unique and attractive city center.”
The purpose of the land use component of the plan is to “set the stage for mixeduse opportunities, places for people, and linking land use with transportation.”
Here, the Historic Downtown District (from 5th to 10th Street) is designated
primarily for historic preservation of existing building, adaptive reuse, and infill
development, including vertical building extensions. New construction projects
would be developed under historic design guidelines. According to the plan,
“a typical building would have three to four stories with many buildings having
mixed uses. Existing uses are ‘grandfathered’, while new auto-oriented uses
will not be permitted.”
This area would also be the location of proposed streetscape, intersection
and bike and pedestrian improvements along McLoughlin Boulevard to
include wider sidewalks, improved crossings, the addition of street furniture,
viewpoints, and public art. The proposed zoning designation was “Mixed-Use
Commercial (MUC)”. This is now known as Mixed-Use Development (MUD).
The Oregon City Shopping Center area just south of Clackamette Cove
- including a small portion of downtown from 10th Street to 15th Street would be designated a Mixed-Use Commercial zone (MUC) in addition to
downtown, with a strong emphasis on commercial, office and some residential
development facing toward McLoughlin Boulevard. The plan specifies one-tothree story buildings with a mix of “retail, office and senior housing” and similar
streetscape improvements listed for the lower historic downtown district.
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The DCP designates the area just north of 11th Street, west of Main Street, and
south of Abernethy Road as the Mixed-Use Residential Neighborhood (MUR).
This is the area scoped for the highest residential density of the six downtown
subareas. All new developments are required to have a residential component.
The plan calls for a “new pedestrian oriented, urban neighborhood,” composed
of 2-4 story mixed use buildings.
Additional housing was planned for the Clackamette Cove Area which also
remains undeveloped to this day. No significant changes were proposed for
the conditional residential zone on the bluff, i.e. higher density development is
not expected to occur.
The key transportation improvements outlined in the DCP with bearing on
downtown residential development in our study area include the following:
•
•
•
•
•
•
•
•
•

12th Street to McLoughlin Boulevard connector (Completed)
Modifying intersection of Main Street & 7th Street (Completed)
Widening 14th Street (Completed)
McLoughlin Boulevard and Washington Street Bicycle corridors
Main Street and Washington Street Pedestrian corridors
Shared-use path from Downtown to the Cove area
Intersection signalization improvements
Local transit service enhancements
Establishing a Transportation Management Association

Conceptual rendering of enhanced McLoughlin Boulvard. Source: Downtown

Community Plan

graphic

The DCP anticipated an ambitious 65/35 auto/non-auto mode split upon
implementation. It expected that higher intensity, mixed land uses, would
encourage more transit, carpool, bike, and walking trip, less single-occupancy
vehicle trips, and trip chaining. Most of the plan has not been implemented
in the 14 years since it was adopted.
Included in the DCP transportation component are considerations for
McLoughlin Boulevard and parking. McLoughlin Boulevard is characterized
as unsafe and non-pedestrian-friendly. This calls for better access to the
river, pedestrian crossing improvements, wider sidewalks, street trees and
attractive amenities such as pedestrian scale lighting, street furniture, river
viewpoints and decorative railings.
The parking section estimates the need for nearly 5,200 new parking spaces
to accommodate growth projected with full implementation of the DCP, and
calls for a combination of preserving the existing supply, and construction
of new surface lots and parking structures. Parking structures located in the
three sub-areas relevant to our downtown study area include one structure
in the Historic Downtown District (with ground floor retail/commercial
development and three floors of parking above), redevelopment of five
blocks with ground floor parking, including two structures with three floors
of parking in the area to the Mixed-use commercial area, and redevelopment
of eight blocks with ground floor parking and one four-story structure in the
Mixed-use Residential Neighborhood.

The DCP reconnects downtown Oregon City to the River. Source: Draft
Transportation System Plan Update

Suggestions for shared parking arrangements and parking offsets in
nearby locations were also made. As with the Comp Plan, the parking
recommendations here should defer to the most current Downtown Parking
Study (1999).
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Downtown Oregon City/North End Urban Renewal Plan (2007)
The Urban Renewal Plan was finalized in 2007 in response to the 2004
Oregon City Futures Report on economic development published by Leland
Consulting (summarized below). The purpose of the plan is to “eliminate
blighting influences found in the Renewal Area and to implement goals and
objectives of Oregon City’s Comprehensive Plan, and the Oregon City Futures
report on Economic Development.” The plan itself focuses primarily on the
“Renewal Area as a commercial and employment center,” thus most of the
plan’s objectives and strategies relate to commercial/office development and
economic development in general. All of our study area is contained within the
URA. The accompanying URA Plan Report contains more detailed information
on actual proposed project activities related to residential development in the
plan area.
The plan identifies a number of project specific areas where the Urban Renewal
Agency is responsible for leading or participating in planning, designing,
funding and/or constructing improvements. Of relevance to our study area
are several improvement areas including the McLoughlin Boulevard Corridor,
Washington Street Corridor, 7th Street Corridor, Main Street Corridor, Transit
connections, Street improvements and modernization around Railroad Avenue,
and on/off-street parking throughout the downtown. The Plan also calls for
parks, open space and recreation activities including river access and frontage
improvements along the Willamette Riverfront Promenade and throughout
the downtown core. The Urban Renewal Agency is able to assist with loans
and/or grants for redevelopment through new construction, preservation,
rehabilitation, and conservation.
Other sections of the plan detail how the agency is able to assist on qualifying
projects related to public facility and service improvements, public infrastructure,
planning and administration, property acquisition and disposition, and
relocation. The plan does not expect any commercial or residential relocation.
Activities listed can be funded and financed through loans, grants from public
and/or private sources, and tax increment financing. The maximum indebtedness
for all projects under the Urban Renewal Plan is set at $130,200,000*.
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Downtown Urban Renewal Area Potential Projects. Source: Downtown Oregon

City/North End Urban Renewal Area Plan

map

Downtown Oregon City/North End Urban Renewal Plan Report (2007)
The Plan Report, conducted in 2007, concluded that the areas that coincide
with our study area (Historic Downtown, North End Neighborhood, and Oregon
Shopping Center are unfriendly places for pedestrians, with discontinuous
sidewalks (remedied somewhat in downtown by recent improvements), blighted
buildings or undeveloped parcels, and unattractive buildings. However report
authors note that “the Urban Renewal Plan supports the enhancement of the
historic downtown area as a multi-use retail, housing, and office district.”
Similar to the Comprehensive Plan and Downtown Community Plan, “the
primary designation in the downtown district is, as of 2007, mixed-use/
downtown with an overlay design district. A mix of high-density residential,
office and retail uses are encouraged in this district, with retail and service
uses on the ground floor and office and residential uses on the upper floors.
The emphasis is on those uses that encourage pedestrian and transit use. This
district includes downtown design district overlay for the historic downtown
area. Retail and service uses on the ground floor and office and residential uses
on the upper floors are encouraged in this district. The design standards for
this sub-district require a continuous storefront facade featuring streetscape
amenities to enhance the active and attractive pedestrian environment. The
north end of the Main Street Corridor is zoned for medium density residential
uses. This residential district allows single-family attached and detached
residential units and two-family dwellings.”

14. Downtown Streetscape - Public improvements
15. McLoughlin Boulevard enhancements - Public improvements
16. Falls access and viewing - Public improvements
Consistent with the Comp Plan and the DCP, most of the residential projects on
this list (estimated at approximately 600-1,200 multi-family dwelling units) are
not located immediately within the study area.

Of the 18 projects listed in the Plan Report, the following are located within
our study area.
Projects:
6. City Property 99 - Commercial
11. 12th Street Lot - Mixed-use commercial/retail
12. Railroad Avenue improvements - Infrastructure improvements
13. Court house renovation
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Oregon City Futures Progress Report & Recommendations (2006)
Oregon City was designated a regional center by Metro in 1992. Spurred in
part by this, the City hired Leland Consulting and others in 2004 to create a
strategy for economic development, entitled “Oregon City Futures: A Strategy
for Economic Development: Phase I: Summary and Recommendations.” The
document being reviewed is a 2006 status update to that report.
The report prescribes nine categories of action:
+
+
+
+
+
+
+
+
+

Vision
Physical Framework
Financial Framework
Regulatory/Policy Framework
Leadership
Marketing and Positioning
Surrounding Areas
Community Development
Partnerships

Integrate Development
The report highlights the pending Clackamette Cove and Rossman Landfill
development projects (two large mixed-use projects north of downtown that
have not been built as of 2013). “New development opportunities” in the
report refer primarily to these two projects.

Water & Land Ties
The report notes that Oregon City should “celebrate the relationship of the
water to the land,” but accept the reality of Highway 99E, its function as a
regional highway, and the current view of the river from the highway.

Create Connectivity

Physical Framework

Development initiatives should follow a “good neighbor” policy to tie proposed
developments to adjacent developments through a variety of transportation
options. Also, a future light rail connection is desirable and will increase
connectivity.

The Oregon City “regional center” is defined as a collection of districts
encompassing downtown, the 7th Street neighborhoods on the bluff, and
areas north of downtown up to the intersection of I-84 and Hwy 213 and
including the Clackamette Cove Park and proposed Cove development.

Financial Framework

Hierarchy of Streets
The report encouraged Oregon City to provide art and historic markers at
intersections with multiple street hierarchies to make a “place” within the city.
It also recommended exploring round-a-bouts with local art as an interpretive
device and acknowledge rail as an alternative “street”. Lastly, it suggested the
City expand the existing trolley route to serve new development and re-route
Hwy 99E to create new parcels for development.
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The public investment target ratio is 1:4 or 1:5 – i.e., for each public dollar
expended and strategically placed, a private sector investment of $4 to $5
should result.
The Futures Report suggested the funding sources or strategies to be considered
for new development:
+
+
+
+
+

Tax increment financing/urban renewal areas
System development charges
Local improvement districts
General obligation bonds
County, Metro, State, and Federal sources (including Metro’s Centers
incentives and Oregon’s Transportation and Growth Management program)

Action Items

Marketing & Positioning

+ Extend urban renewal debt limit
+ Investigate federal brownfield funds for key project sites
+ Look for opportunities to partner with other agencies on public
improvement projects and in conjunction with private developers

“Selling the city’s future” is an ongoing task. Locally, regionally, statewide,
and nationally, people need to know that Oregon City has made a decision to
change for the better.” Oregon City should consider hiring a marketing firm.
Word of mouth is the best form of advertising, but it depends on residents
feeling proud of and excited about their city.

Historical Acknowledgment
Oregon City should appreciate its historic legacy, but recognize that the form
of the city will have to change if new development is going to be successful.

Leadership
“Significant private investment and development will not occur until the
private sector sees a continued and steady commitment from the public sector
to keep the Regional Center implementation a priority… [the private sector]
wants confidence that the City Commission, City staff, and other agencies
will work with them to ensure success, particularly on the initial projects that
require substantial public investment to make them financially feasible.”

Partnerships
Oregon City should engage in partnerships with Metro, Clackamas County,
Tri-City, neighboring jurisdictions, GERT, TriMet, ODOT, citizens, local interest
groups, landowners, retail shopping center representatives, retail and residential
tenants, and local planning and economic development agencies.

Surrounding Areas
Oregon City should focus on the regional center without losing sight of other
areas. The Seventh St. Corridor, Hilltop and Red Soils areas, and Oregon City
Golf Course area are all undergoing development.
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Oregon City Economic Development Strategy Interim Assessment (2012)
The 2006 futures report improved on the 2004 report by making more specific
and actionable recommendations. The interim assessment finds no reason to
scrap the 2006 framework – it has served Oregon City well even during a
major recession and many of the recommendations have been at least partially
implemented.

Physical Framework (Completed Actions)
Over two million dollars of street and infrastructure improvements have been
built, primarily on Main Street and 7th Street. The City is working on the
following activities related to the Physical Framework:
+ Highway 99 East is under construction to improve the
street network and make improvements at key
intersections
+ The Jug-Handle Project is making interchange
improvements and a bridge replacement to improve
connectivity from I-205 to State Route 213 and Washington
Street to downtown. Expected completion date is Fall
2013.
+ The City is continuing to move forward on major projects
like the Cove, the former Rossman Landfill site, and Blue
Heron site.

Financial Framework (Completed Actions)
+ The maximum indebtedness of the urban renewal district was
increased from $29 million to $130 million in 2008, allowing for
additional projects and more flexibility in how urban renewal
funds are used.
+ Brownfield funds have been applied for through the Willamette
Falls Project Partnership for the B6lue Heron due diligence efforts.
Results are forthcoming.
The City is actively working on the following activities related to the Financial
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Framework:
+ The City is partnering with Metro to augment current
urban renewal incentive programs for downtown
redevelopment.
+ The City is actively looking into additional brownfield
funding opportunities.

Physical Framework (On-going & Planned Actions):
+ A number of short-term actions that impact non-downtown areas
of Oregon City.

Financial Framework (On-going & Planned Actions):
+ Blue Heron funding and development

Economic Context for Evaluating Accomplishments
& Future Actions
Economic growth rates in the future are uncertain. Optimistic forecasts call for
an “average annual rate within a range of .84% to 1.87% between 2000 and
2030,” with employment “expected to grow 15% between 2006 and 2016,
an average annual growth rate of 1.4%” in Clackamas County
A majority of local development plans in the Portland Area mentioned clean
technology, software, advanced manufacturing, and athletic and outdoor
industries. These industries have demonstrated a strong correlation with the
creation of new jobs and represent a healthy balance between manufactured
products and knowledge-based services. They each have assembled the
elements of tangible competitive advantage, and there are already efforts
under way to grow these industries at both the local and regional levels.
Oregon City should continue to keep abreast of Blue Heron Developments
because of the significant potential of that site for contribution to economic
development in Oregon City. The City should also continue to adhere to the
2006 Futures Progress Report recommendations.

Table 3. Clackamas County Key Industry Clusters
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Oregon City Transportation System Plan - Update (2013)
The Transportation System Plan (TSP) is the overarching transportation
planning document guiding the development of the City’s transportation
system. The TSP coincides with the Oregon City Comprehensive Plan,
Metro 2035 Regional Transportation Plan, Metro Regional Transportation
Functional Plan, the Oregon Transportation Planning Rule, and Oregon
Highway Plan. Many of the plans reviewed above reference roadway,
intersection, crossing, and streetscape improvements, but the TSP places
them in a network-wide context, and provides recommendations for
investment based on goals and system performance measures. There
are no specific recommendations directly related to housing in this plan.
However, important considerations for the downtown are included.
Growth projections for the City and region, and local, regional, and statewide
funding challenges focus the plan toward a multi-modal transportation
systems approach. A hierarchy of functional street classifications was
adopted to meet the needs of the different roadway users and roadway
facility capacities. “Mixed-use streets” and “commercial/employment
streets” are the two relevant classifications for the downtown study area.
These street types prioritize safe and convenient bike and pedestrian travel
with crossing enhancements, generous sidewalks and bike and transit
facilities, landscaping, and so forth. See the Draft Amendments
to the Oregon City Municipal Code for specific design guidance.
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The TSP identifies 360 transportation projects (worth $220 Million) and
allocates them according to investment categories (auto, walk, bike, shared,
transit, family friendly, and crossings). The plan organizes projects into two
categories: 1) those with a reasonable expectation to be funded by 2035 in
the “Financially Constrained System,” and 2) those not expected to receive
funding in the “Planned Transportation System.”
In the downtown study area, there are seven auto-oriented improvements, two
pedestrian improvements, six bicycling improvements, one shared-use path
improvements, and two transit improvements on the Financially Constrained
System list.

Allocation of TSP Investments in 2001 and 2013. Source: Draft Transportation
System Plan Update

Oregon City Downtown Circulation Plan (2010)
The Downtown Circulation Plan is the result of a coordinated effort between
the City and many other partner organizations to address downtown
traffic circulation issues ranging from business visibility and patronage
to out-of-direction travel and congestion. Proposed solutions and design
elements included converting Main Street into a continuous two-way street,
maintaining on-street parking, developing an off-street parking strategy to
include phasing in two parking structures (7th St/McLoughlin Blvd and 8th
St/Railroad Ave), pedestrian and auto enhancements, improved sidewalks
and lighting, improved alleyways, shared bike lanes, and bus transit.

7th and Main Street at the base of the Oregon City Bridge Source: Downtown
Circulation Plan

Improvement projects were divided into two categories in coordination with
the Oregon City Bridge Construction closure and reopening: 1) Near-term
projects, and 2) 2013 projects. In the three years since this plan was adopted,
many of these improvements have been accomplished including converting
Main Street into a two-way street, converting on-street parking, improved
sidewalks, lighting, and tabled intersections.
Proposed circulation refinements Source: Downtown Circulation Plan
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McLoughlin Boulevard Enhancement Plan (2005)
The McLoughlin Boulevard Enhancement Plan is intended to provide design
guidance for the stretch of McLoughlin Boulevard from the Railroad tunnel
north to the Clackamas River Bridge. Recommendations are provided for three
discrete segments of this stretch of roadway:
Segment 1/2: Railroad underpass to 10th Street

Heron site with signalized bike/pedestrian crossings at 14th, 12th,
10th, and 7th Streets
Improvements along Segment 3 include:
+ 10 foot sidewalk on east side and 15 foot multi-use path on west
side (completed)

Segment 3: 10th Street to 15th Street
Segment 4-6: 15th Street to the Clackamas River Bridge
In 2004, the Oregon Transportation Commission adopted a Special
Transportation Area (STA) designation for the stretch of McLoughlin Boulevard
from the tunnel to 14th Street. Ordinarily, ODOT would have to maintain travel
lanes at a minimum width of 12 feet since it is technically a district highway, but
the STA designation effectively allows ODOT to narrow the travel lanes from 12
feet to 11 feet (and provide seven foot wide parking lanes).

+ Overlook plazas on the west side of McLoughlin Boulevard from
8th to 14th streets
+ Pedestrian crossing at 11th Street with southbound left turn pocket
(completed)
+ Extend 12th Street west to connect to McLoughlin Boulevard and
Main Street and install traffic signal (completed)
+ Raised landscaped median and left-turn lanes from 10th-15th Street

Additional Segment 1/2 Improvements include:
+ Diverter at 13th Street (completed) with pedestrian crossings
+ Tightening the curve at Railroad Ave to reduce speeds and
shorten pedestrian crossing distances
+ Signage for bike routes along Railroad Ave/Main Street
+ Parallel parking on the east side of McLoughlin Boulevard
(South of 6th Street)
+ Pedestrian activated signal with curb extensions at 7th Street
(completed)
+ Raised landscaped median between 8th and 10th Streets
+ Wider sidewalks: 18 feet along west side of promenade requiring
expansion of viaduct from 8th to 10th Streets
+ Extension of multi-use path (promenade) from 10th to the Blue
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+ On-street parking from 10th to 14th Street (completed)
+ Removal of the concrete barrier between south bound travel lane and bike/
pedestrian path
+ Terminate express lane at 14th Street
+ Signage directing cyclists to Main Street bike route

Study Review
Oregon City Downtown Parking Study (2009)
In our discussions with Oregon City residents and the development community,
one of the most popular concerns/challenges with residential development
downtown was the issue of vehicle parking. In 2009, the city commissioned Rick
Williams Consulting to perform a parking study of the downtown. The study
and much of the findings that emerged over the course of the development
of the report were framed around a broader vision of a more vital, active, and
attractive downtown. Elements included walkability, identity, easy connections
between alternative modes, clean streets and sidewalks, safety/security, mix of
day/night activities/events, history, and architecture, among others. The need
for downtown housing was identified explicitly and was a consistent theme
throughout the broader downtown revitalization discussion.
The plan cites the need for parking for future residential development
downtown, but this provision is only discussed in terms of single use buildings
(i.e., strictly residential or commercial development). Notably, the plan
emphasizes that downtown land use priority should be given to mixed-use
developments, such as those with “vital retail” at the ground level, below
commercial and/or residential. However, the plan only discusses the provision
of parking for separate commercial and residential uses.

Downtown On-street Parking Occupancies. Source: Downtown Oregon City
Parking Study

In general, the study concluded that parking at residential developments
should prioritize residents and their visitors, and commercial development
should prioritize parking for the short-term visitor trip. A “guiding theme”
for residential parking was to place it on-site or to locate sufficient parking
off-street (shared-space arrangements) as opposed to utilizing public on-street
spaces. Again, the emphasis for on-street parking was placed on the “priority
customer.” Parking designated for residential development was also discussed
largely in the context of development on the bluff as opposed to the historic
downtown.
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Downtown Oregon City Market Analysis & Business Development Strategy
This study was conducted in 2009 as an economic development strategy for
increasing downtown business identity and development. It involves market
analysis of potential demand, business strategies, and surveys of both Oregon
City residents and business owners. Though it is primarily focused on increasing
commercial, retail, and service businesses downtown, it includes some tools
that might also apply to attracting residential developers.

source of demand (“future demand”) is demand for retail goods based on
spending patterns and projected household growth within the market area
over the next ten years. The consultants applied the following captures rates
for Downtown Oregon City: 10% of future resident demand, 6% of existing
demand, and 6% of the I-205 Corridor visitor demand. These capture rates
amount to 72,334 square feet of new retail space.

Their downtown program approach includes:

From shopper surveys, the general impression was that downtown is a convenient
shopping location and that customers like supporting local businesses, but that
there was a poor selection of goods and services, parking was limited or too
short in duration, business hours were too limited, and generally downtown
Oregon City looked rundown.

+ Promotion/ Identity Building: Identify, develop and promote
the image and promise of downtown by marketing its unique
characteristics to shopper, investor, new businesses, etc.
+ Design/ Physical: Capitalize and improve downtown’s physical
assets. Create an inviting atmosphere.
+ Economic Restructuring: Balance business mix and provide
amenities for all shoppers. Convert unused space into productive
property. Sharpen the competitiveness of all businesses.
+ Organization: Establish common goals for downtown’s
development. Build and organize consensus and cooperation
among downtown stakeholders.
For this study, the “Oregon City Market Area” was defined (approximately) as a
10-minute drive from downtown Oregon City. In this area, there is moderately
strong population and household growth, with rates at 1.6% and 1.2%
respectively. The median household income for the Market Area is $63,420,
and for Oregon City proper is $60,979. Median age in the market area is 38
years old, while in Oregon City is 35. 89% of Market Area residents are white,
compared to 91% in Oregon City.
Strategy authors calculated market demand by calculating “existing demand”
for retail goods by current market area households that is now being met
outside the market area. Existing demand is found by comparing the retail
supply (actual retail sales) with retail demand (the expected amount spent by
Market Area residents based on consumer expenditure patterns). The second
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For housing, 47% of survey respondents expressed interest in living downtown.
Most would like to own townhomes, lofts, or units in mixed use buildings,
preferably with two bedrooms. Top amenities include a parking garage, natural
light/windows, in-unit washers and dryers, and patios/balconies.
According to business owners, the city’s local feel, sense of community,
proximity to other services, and location along the I-205 corridor are the primary
advantages of downtown Oregon City. Businesses stated that the most helpful
assistance from the City was marketing and advertising programs, followed by
property and facade improvements.
Assets and challenges of downtown Oregon City (as identified in the strategy)
include the following:

Assets
+ Local market is family-oriented with solid incomes and above
average rate of growth
+ Urban Renewal District encompasses downtown, spurring
development activity and providing incentives for investment
+ Downtown has excellent highway access (I-205 and Hwy 99)
and draws from a wide cross section of the east Portland metro

market including Canby, Gladstone, West Linn, Clackamas, and
beyond
+ Historic character and pioneer history make it the region’s
dominant center for heritage tourism

Challenges
+ Significant retail competition in Oregon City and nearby
Clackamas (town center and the promenade)

specialty retail, restaurants, and entertainment-type businesses
(business clustering). This could be true of the new creative
cluster, tech businesses forming (especially because they might be
prime target for the residential market).
+ Identify properties or second story commercial/office/other
space that would be available for residential conversion. Identify
top spaces and package them in profiles, or other “quick hit”
“one-pager” materials that can easily be distributed to educate
developers

+ Limited directional signage and gateway and other urban
design features make it difficult for first time visitors or
shoppers to identify the downtown district
+ Highly auto-oriented district with heavy cut-through traffic

Strategies that might assist with developer
recruitment:
+ Create brand identity and develop a common message to guide
promotion materials and recruitment.
+ Make a plan that focuses on improving downtown through
urban design elements, signage, advertising, marketing
collateral,website, and more to distinguish downtown Oregon
City from other markets.
+ Build on two captive markets - the strong visitor and employee
base.
+ To make downtown more desirable, increase the number of retail
and restaurant/ entertainment businesses in the 7th-10th Street
area, working hard to convert ground floor office uses
to active shopping destinations.
+ Downtown Oregon City’s best business opportunities are for
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Downtown Development Opportunity Study (2010)
In 2010, Urban Land Economics and Vallaster Corl Architects were commissioned
by Metro and Oregon City to conduct a development opportunity study (DOS)
in downtown Oregon City. The purpose of the study was to determine the
market feasibility of new construction on two vacant parcels and to identify
existing barriers to private development. Two preferred plans were developed:
1) A conceptual plan for a six-story, 40 unit market-rate, mixed-use residential
and commercial development with structured parking (developed for the site
at 12th and Main Street), and 2) A plan for a two-story mixed-use retail and
office building with surface parking (developed for the site at 10th and Main
Street).

of the conservative design, efficient floor plan, high traffic, and relatively higher
achievable rents.

The 12th & Main plan would have required a height variance as it exceeded the
45 foot height maximum height restriction by 23 feet to maximize views of the
river for residents. The 10th & Main plan opted for a smaller building size, due
to a smaller lot size and the cost premiums associated with an elevator needed
for anything larger than two stories. Additionally, a residential component was
not considered for this development because of its location directly adjacent to
the Union Pacific Railroad alignment.

According to the report, some of the barriers to development are a result of the
weak market. The findings of the DOS suggest that the projects may be possible
with cheaper, lower density developments but that financial assistance would
be needed for the higher density, mixed-use, transit-oriented development
projects. Parking requirements (city parking minimums and lender approval)
and low minimum FARs remain as barriers.

Some of the assumptions that went into the plans included:
+ Developers do not have any costs for the land (not likely for 10th &
Main site)
+ No discounts for System Development Charges (SDCs) or building
permits
+ No below-market financing from the Urban Renewal District
(both sites owned by the URA)
The 12th & Main project had a total development cost of $10,336,000 ($166/
sq ft), and a sizable financial gap of about $2.5 million. The gap was a result
of the high cost of structured parking, high residential SDCs, and non-leasable
area. The apartments would also require significant operational discounts.
The report concluded that this development would not be feasible without
adjusting the cost structure, achievable rents, and development incentives.
The 10th & Main project was determined to have strong development
potential. Development costs for this project were estimated at $1,613,000
million ($171 per square foot), and a cash-on-cash return of 19.7% as a result
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The market analysis revealed that high-density urban residential development
was not feasible given current market rents. It was suggested that this would
eventually change as downtown commercial uses continue to develop. Condo
development was cited as a long-term goal, after an inventory of market-rate
apartments is established. The market conditions for office space were also
determined to be weak as a result of the recession and unusual vacancy rates;
the courthouse was considered a strong asset in this regard.

New mixed use residential development envisioned at 12th and Main Source:
Downtown Development Opportunity Study

Examples of development assistance include:
+ SDC Waivers/reductions
+ Building code adjustments
+ Gap financing (low-interest gap loans)
+ Grants (Environmental, Metro TOD)
+ Technical support (URA-funded engineering and site analysis)
+ Variances for building heights, parking, building codes, etc.
+ Land value write-downs for public-owned lands (especially for
residential projects)

In addition to offering these forms of assistance,
the report recommends:

New infill development envisioned at 10th and Main. Source: Downtown Development Opportunity Study

+ The city continue marketing and promotion efforts downtown
+ Encouraging redevelopment projects to “ratchet up rents”
+ Encouraging conversion of second story office to residential space
+ Supporting the creative industry
+ Solicit interest/opinions from developers on the 10th & Main site
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Multnomah Lodge Adaptive Reuse Case Study (2012)
The Multnomah Lodge Adaptive Reuse Case Study was prepared by Civilis
Consultants and Emerick Architects in 2012. The purpose of the study was to
evaluate the potential for residential redevelopment of a historic building in
downtown Oregon City. The study provides an overview of the Multnomah
Lodge building and a hypothetical redevelopment approach, then discusses
the costs of redevelopment and economic feasibility in light of current market
conditions. The study concludes that:
+ A building-wide renovation and conversion to residential would be difficult
because of the high costs of redevelopment and expected low rents in
downtown Oregon City.
+ A phased redevelopment approach makes more sense financially, beginning
with façade and ground floor improvements to create a stronger sense of place
and prime the building for higher future rent potential. Improving ground floor
retail space and adding artist studios to the basement are suggested.
+ It may be feasible to bring some residential units online initially, but they
should be phased in slowly and units should be heavily value engineered to be
as affordable as possible.
Multnomah Lodge No. 1 is downtown’s tallest building (4 stories). The building
was constructed in 1907 and housed the first Masonic Lodge established west
of the Rocky Mountains. The building has historically contained a mix of uses,
but never residential units. The building is constructed of unreinforced concrete/
masonry with a wood frame interior and is susceptible to fire and earthquake
damage, making it difficult and costly to retrofit. HVAC, electrical, and utilities
connections are old and may need to be upgraded.
The following code areas often trigger expensive building upgrades in adaptive
reuse projects:
+
+
+
+
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Seismic safety
ADA compliance
Fire/Life Safety
Energy Code

Multnomah Lodge building, SketchUp rendering
Changes of use and increasing occupancy ratings often trigger seismic upgrades,
but in this case, because the assembly room on the 3rd story already has a high
occupancy rating, it is anticipated that major seismic upgrades would not be
required.
The proposed redevelopment approach would require a change of use for the
entire building. It includes artist studios in the basement, retail and office on the
ground floor, and residential units on the 2nd through 4th floors. Numerous
façade improvements are also proposed.

The residential market in Oregon City can be generally characterized as low
quality, wood frame walk-ups constructed in the 60s, 70s, and 80s. There is
very little historic apartment infrastructure for rent in the city. It is therefore
difficult to value this premium product because there are so few comparables.
However, a local developer estimates he gets a 25% premium above his
standard residential rates for historic apartment structures in emerging districts
in Portland. A blended average of $1.25/SF/Month for residential units is
estimated given what is currently known about market conditions.

The study suggests that downtown Oregon City needs to upgrade its brand
and ground floor uses in order to increase potential rents. The Multnomah
Lodge building owners should apply for façade improvement grants and
implement a phased approach to development in the near term. Creative
revenue generating opportunities such as leasing the lodge assembly room for
meetings should be considered, but would still require exterior improvements
to increase the building’s panache.

The study utilized the following 2011 Metro Multifamily Housing Association
(MMHA) statistics for Oregon City:
+ Average rent/SF is $0.87
+ Average market vacancy rate is 2.3%
+ Incentives offered to tenants are at 0%
The estimated cost to renovate the Multnomah Lodge building according to
this development proposal is over $4,000,000. Shell and core upgrades are the
most expensive component of the proposal ($1,700,000) while the basement
studios and ground floor space improvements are relatively low cost ($171,000
and $107,000, respectively).
Bank loans for redevelopment are contingent upon the estimated value of the
building; in this case, the full cost of development is too high to be funded by
loans given the estimated building value after renovation and leasing. Rents
would have to be significantly higher than the assumed average of $1.25/SF to
make the project pencil out.
Other possible sources of funding for renovation include:
+ Oregon City Urban Renewal Commission Storefront Improvement
Program (matching grants capped at $40,000)
+ National Register of Historic Places (if listed, a tax credit of 20%
of development cost for projects is available to property
owners)
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Adaptive Reuse Case Study of the Busch Furniture Buildings (2009)
Civilis Consultants and Emerick Architects also conducted a study of the
potential for the redevelopment of the Busch Furniture buildings in downtown
Oregon City. The goals of the study were to:
+ Determine the feasibility of bringing residents to downtown
Oregon City through the adaptive reuse of existing multi-story
structures.
+ Create a building program that would increase the economic
contribution of the spaces and bring activity to Main Street.
+ Suggest approaches for improving the exterior of the buildings.
The redevelopment of the Busch Family half block included the assumption
that Busch Furniture will downsize and occupy all of Building 2. The second
floor of building 1 was divided into smaller studio and one-bedroom apartment
sizes to maximize per square foot revenue return. The building 4 warehouse,
with exposure to streets and pedestrian alleys on three sides, was re-imagined
as a blended live/work concept that will allow for a variety of uses that can
easily be absorbed now, and change with the district in the future.

+ Remove awning from entire Main Street façade, including
Buildings #2 and #3, and restore original transom glazing.
+ Restore storefront to original design, referring to historic photos.
+ Uncover original Weinhard entry portal and restore per historic
photo.
Estimated residential rent for a renovated Busch property was $1.25/square
foot/month with operating expenses at $5.18/square foot/year. Estimated rents
for live/work were $1.00/square foot/year with live/work operating expenses at
50% of revenue.

Development Feasibility
+ Approximate value for the building, post renovation, generated
using an income approach: Value @ 9% Cap rate = $2,213,187.6
+ Building 1 = $3,328,109 ($141.86 per square foot)

All three Busch buildings are considered Type III B buildings, and all would need
structural (seismic), mechanical, and electrical overhaul.

+ Buildings 2 and 3 = $223,780 ($33.40 per square foot)

Facade Improvements

+ Building 4 = $1,294,985 + $877,192 for the other 11 units
($108.28 per square foot)

The case study approach to façade improvement was to make the buildings
more attractive, and therefore more leasable, while preserving the buildings
ability to be listed on the National Register of Historic Places. This included the
following improvements:

Current lending standards were applied to the project to determine whether it
was financially feasible. It was assumed that the Busch Furniture buildings were
owned outright with zero debt load. The current lending climate for investment
real estate that requires significant renovation is not favorable.

+ Repair parapet trim/flashing. Restore missing cornice work.

A phased approach would allow for the property to generate 100% more
income than is needed to cover all of its bills, including debt. The first step will
be to create a stronger sense of place by restoring the facade and intensifying
ground floor retail uses. Residential units could be phased in slowly. The
design would need to be value engineered so the spaces can be completed as

+ Strip paint and restore original brick finish. Alternately, paint to
match original brick color, then tuck point brick.
+ Repair + repaint wood windows as necessary.
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affordably as possible. A cushion would be necessary for this building because
of significant deferred maintenance and the possibility of encountering
unforeseen problems.
The tools most likely to make this possible included:
+ Storefront improvement programs that are available through the
city of Oregon City. As of the report year, the URC had budgeted up
to $100,000 for facade improvements.
+ National Register for Historic Places
+ Federal benefit: tax credit of 20% of development cost
is available to property owners. Big projects (>$5
million) can often find investors who will partner to take
advantage of tax credits in exchange for cash up front,
which is then used to fund the redevelopment (not
applicable for this scope)
+ State benefit: 10-year freeze on property taxes based
on pre-development property value, which helps keep
operating expenses low, positively impacting NOI and
profitability
If Oregon City wants to be able to support residential and/or higher rent office
adaptive reuse, then improving the district’s buildings and ground floor activity
are key. Rejuvenating the exterior of the building and then tenanting it with
active ground floor users will:

Busch Furniture buildings
SketchUp rendering

+ Increase the value of the building and other site improvements
+ Make the upper floors more leasable immediately
+ Create an environment where it will make more sense to
adaptively reuse the upper floors of Building 1 and all of Building 4
in the future

Live/work concept for
Building 4, an attractively situated warehouse Source: Adaptive
Reuse Case Study
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Appendix B: Case Studies
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Context
Introduction

Methodology

Cities throughout the Pacific Northwest share Oregon City’s goal of
creating a strong, vital downtown. Several cities have promoted housing
as a downtown revitalization strategy and some have made significant
progress toward achieving a robust mixed-use downtown. Our team
researched a collection of cities as case studies, as they might set an
example for how Oregon City could proceed. This work is intended to
inform our analysis of opportunities and constraints as we determine
which actions, plans, policies, and strategies may be most effective
for Oregon City. This report includes our methodology, a summary of
strategies, a few special considerations, and a profile of each city.

After identifying a handful of cities similar to Oregon City, members of
Five to Nine Consulting conducted preliminary research to investigate the
strategies each city employed to support residential uses. We contacted
representatives of planning departments and downtown foundations
via email to share our project and request a phone interview. In some
cases we conducted our interviews entirely by phone and in other cases
we conducted our research entirely by email. We removed from our list
cities that did not seem comparable after initial investigation and added
cities that were brought to our attention along the way. The resulting list
of cities and approaches is by no means comprehensive, but we believe
it captures the key strategies that should be considered by Oregon City
as well as providing critical information about what pitfalls should be
avoided.

    

Components of the Case Studies Report
•

•
•
•
•
•
Oregon City, East Side Railway cars, 1890s
Photo credit: Richard Thompson via The Oregon Encyclopedia
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Review of specific legislative and policy actions taken at the
municipal level to encourage residential development in
downtowns of comparable cities;
Review of federal, state, and regional programs/grants pursued
supporting residential uses downtown;
Review of relevant municipal code and development
regulations;
Phone interviews with local officials and downtown foundation
representatives;
Summary analysis of results achieved in each town;
Discussion of opportunities, constraints, and recommendations
revealed as part of this review.

Strategies
Our case study cities investigation revealed that cities throughout the
Pacific Northwest have employed a variety of strategies to introduce,
reintroduce, or promote housing in the downtown core. The strategies
fall into three broad categories: Physical Improvements, Incentives for
Developers, and Capacity Building Techniques. Here we describe the
strategies we identified with the help of representatives from each city.

Physical Improvements
An improved physical environment increases downtown’s appeal for
potential residents. Metro has developed an urban amenities toolkit
which addresses the components that increase livability of an urban
environment, including grocery stores, restaurants, coffee shops, and
improved streetscapes. Although streetscape improvements are not
specifically a residential development strategy, they facilitate a more
pleasant and pedestrian-oriented downtown environment. Physical
improvements can be funded in several ways, ranging from Economic
Improvement Districts and Tax Increment Financing from Urban Renewal
Areas to Public Area Requirements and System Development Charges.

Economic Improvement Districts (EIDs)
In the late 1980s McMinneville, OR created a downtown Economic
Improvement District (EID) to finance the McMinnville Downtown
Association (MDA). McMinnville contracts with the MDA to provide
physical improvements and economic development programming. The
EID is a tax assessed on properties in the downtown core, which is then
reinvested in the area. (Learn more in the McMinnville, OR profile.)

Public Area Requirements
Springtime banners in downtown Bothell, WA
Photo credit: Devin Sanford Homes website

Milwuakie, OR utilizes Public Area Requirements (PARs) which are
required street design elements for each street. In Milwaukie, PARs include
physical improvements such as street furniture and undergrounding
of utilities. PARs are triggered by development or redevelopment of
commercial, retail, or office uses. Developers are required to provide
streetscape improvements which increase the walkability and desirability
of the area. (Learn more in the Milwaukie, OR profile.)  
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Strategies
Urban Renewal Areas & Tax Increment Financing

Incentives for Developers

Urban renewal funds, from tax increment financing, were used in
Pendleton, OR to create a building renovation program and in Hillsboro,
OR to partially fund a major downtown multi-family project. Urban
renewal funds are also used for street infrastructure improvements,
parking, and in many other ways. (Learn more in the Hillsboro, OR and
Pendleton, OR profiles.)

Even if there is a demand for downtown housing, developers may have
trouble getting a project to pencil out. Fees or zoning restrictions often
make residential projects downtown cost prohibitive. Developers may
also have difficulty securing financing if there are few or no comparables
in the area. Financial incentives - such as housing height allowances,
land donations, matching grants, system development charge waivers,
and vertical housing tax credits - can kick-start the downtown housing
market. Several cities have found that the market picks up once a few
pioneering projects are built.

Housing Height Allowance
The City of Bend, OR  has created a height bonus for residential uses.
The housing height allowance increases height limits on the buildings
in the Central Business District that incorporate housing. The allowance
directs additional density to the amenity-rich areas where it is most
desirable. The bonus increases the likelihood that a developer could
make a project pencil out by providing more leasable square footage
within the proposed or existing footprint of the building, enabling him
or her to add additional units. (Learn more in the Bend, OR profile.)

Land Donations & Write-Downs
Land donations or write-downs can help make projects more financially
feasible, particularly in areas with few comparables where banks are
hesitant to lend. Portland Metro and the City of Hillsboro sold downtown
property to a developer at a substantial loss to both governments in
order to kick-start a housing project downtown. The discounted land
price was essential to realizing the 4th and Main mixed-use project in
downtown Hillsboro.  (Learn more in the Hilllsboro, OR profile.)
La Rambla guesthouse in MicMinnville, OR Photo credit Discover Yamhill Valley website
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Strategies
Matching Grants for Building Renovation

Vertical Housing Tax Credit

The City of Pendleton, OR   provided matching grants for building
renovations, which enabled building owners to retrofit existing buildings
through facade improvements and the addition of elevators. A similar
Storefront Improvement Program is available in Portland, OR, providing
matching grants for renovation of exsiting buildings in urban renewal
areas. The funds are used for improvements such as painting, windows,
awnings, signage, and lighting. The grants are particularly useful for
adaptive reuse of historic buildings. (Learn more in the Pendleton, OR
profile.)

Since 2005, Oregon Housing and Community Services (OHCS) has
administered the Vertical Housing Program to promote mixed-use
developments. This tax credit provides a partial property tax abatement
on the residential portion of a multi-family structure for up to ten years.
According to the Vertical Housing Tax Credit website, the program’s
purpose is to: “encourage investment in and rehabilitation of properties
in targeted areas of a city or community, to augment the availability of
appropriate housing, and to revitalize communities.” Local jurisdictions
that wish to use the credits as an incentive for developers must designate
particular zones where they would like additional housing to be located
and these zones must be approved by the Vertical Housing Program.

Pendleton’s Underground has been opened up for tours in a renovated building
Photo credit: Yelp website

System Development Charges
System Development Charges (SDCs) can represent a substantial portion
of the cost of any project. Some of these fees have been waived or
written down for multi-family development in downtown Bellingham.
Meanwhile, Hillsboro’s Urban Renewal Commission paid all SDCs for a
downtown project. As SDCs can represent upwards of 10% of the cost
of some projects, any reduction can help make market rate multi-family
development more feasible. However, SDCs are an important funding
mechanism for local infrastructure, and cities are rightly cautious about
waiving these charges. (Learn more in the Bellingham, WA and Hillsboro,
OR profiles.)

Developers who would like to take advantage of the tax credits must
develop projects within eligible zones, apply for certification, and
pay non-refundable application and monitoring fees. Properties that
have been certified by the program are granted a partial property tax
exemption, with a maximum of 80% over a 10 year term. Market
rate projects can qualify, but additional exemptions are allowed if the
housing is designated for low-income residents.
Vertical Housing Tax Credit programs must be enacted carefully by cities,
since taxing districts within the tax credit zone (such as parks districts,
cemetery districts, school districts) receive less tax revenue during the
abatement period. The program is currently utilized in Central Point,
LaGrande, Milwaukie, Gresham, Springfield, and Hillsboro. Other cities
and states have similar tax credits available. Bellingham’s Multi-Family
Tax Exemption (MFTE) program allows for property tax abatement on
the residential portion of development within the Targeted Residential
Area. (Learn more in the Bellingham, WA, Hillsboro, OR and Milwaukie,
OR profiles.)
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Strategies
Capacity Building

Flexible Code Interpretation

Housing projects in downtown areas are sometimes thwarted by political
pressures or restrictive regulations, rather than direct market forces.
Several cities in the Northwest have developed downtown master
plans that specifically encourage residential uses downtown. The ones
that have been most successful in implementing their plans are those
cities that have built residential capacity downtown through flexible
code interpretation, programming public spaces, public ownership of
property, public-private partnerships, and recruitment of pioneering
developers.   

Flexible code interpretation was cited as critical to increasing housing
in downtown Bellingham, WA, Bothell, WA, and Pendleton, OR. A
developer noted that it was easier to create residential development
in downtown Bellingham than other downtowns throughout the
Northwest because Bellingham has very few code restrictions, as far as
height, density, setbacks, etc. Similarly, an urban designer who created a
downtown plan for Pendleton, OR noted that the Building Department’s
willingness to interpret code differently for historic buildings than for
new construction allowed several adaptive reuse projects to take place
downtown that incorporated housing. Meanwhile, Bothell, WA worked
with local developers to overhaul its zoning code as well. Mixed-use
zoning had been in place for years, but height limitations, density
requirements, high parking minimums and other provisions stifled
development. Bothell has since revised its downtown code to resemble a
form-based code, adding predictability to the development process and
resolving many of the long-standing complaints from developers. (Learn
more in the Bellingham, WA, Bothell, WA, and Pendleton, OR profiles.)

Coordinated Downtown Master Plans
Bellingham, WA, Bothell, WA, McMinnville, OR, Milwaukie, OR,
Pendleton, OR and other cities have comprehensive downtown plans
that detail each city’s vision for its downtown. Bothell’s plan states that
these plans are needed to put citizens, developers, and the City all on
“the same page.” Coordinated downtown plans make the intentions
of the City and citizens clear to those who might want to develop, work
or live in downtowns. (Learn more in the profiles section.)

Public Ownership of Property
In Bothell, WA, the City owns several large parcels of land downtown.
The City is actively pursuing developers to construct on their property
through a Request for Proposals (RFP) process. Public ownership of
the land helps ensure that the type and kind of development Bothell
wants will actually occur in downtown. Public landowners can subsidize
development by offering land at less than market prices as well. (Learn
more in the Bothell, WA profile.)

Milwaukie’s Downtown Plan
Photo credit: City of Milwaukie website
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Strategies
Public-Private Partnerships
McMinneville, OR has a long history of public-private partnerships
and has demonstrated that public and non-profit agencies are able
to leverage private funding through strategic collaborations. The
McMinnville Downtown Improvement Plan provides recommendations
to build upon this tradition and continue strengthening partnerships
as a revitalization strategy. (Learn more in the McMinnville, OR profile.)

Recruitment of Pioneering Developers
In Bellingham, WA, Hillsboro, OR, and Pendleton, OR recruitment of
pioneering developers (often from out of the area) was key to increasing
the number of residents downtown over the last 15 years. There
had been no building permit applications for housing in downtown
Bellingham in 40 years prior to a developer from Vancouver, BC
constructing a multi-family project in downtown Bellingham in the
early 2000’s. This first development proved that there was demand
for downtown housing and hundreds of units have been constructed
subsequently. There are currently 1,200 housing units in downtown
Bellingham. The same scenario occurred in Pendleton with a California
developer, though on a smaller scale. In Hillsboro, the City has invested
heavily in the 4th and Main Project, with the hopes that this project will
“prove the market” for downtown housing. Milwaukie, OR has taken a
similar approach in its support of the North Main Village project. Finding
a pioneering developer, and financiers willing to also take some risk,
has been instrumental for these three cities to reestablish downtown
residential development. (Learn more in the Bellingham, WA, Hillsboro,
OR, Milwaukie, OR, and Pendleton, OR profiles.)
Bellingham Pasta Company has located in the historic Mt. Baker Theater
Photo credit: Bellingham Pasta Co website
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Special Considerations
As we discussed our project and the efforts of these cities with
developers, city staff, and others, we were occassionally cautioned to
consider potential conflicts and pitfalls. We believe it is important to
share these considerations so that Oregon City can take advantage of
the lessons learned by other cities.

Downtown Flats as Vacation Rentals
A member of the planning staff from Hood River, OR warned that when a
city becomes a destination as Hood River has, residential units downtown
are more likely to be purchased as second homes. Unfortunately, when
downtown apartments and townhomes are purchased as second
homes, they are not activated year-round. The situation is exacerbated
when these units are rented out by their owners as vacation rentals.
Vacation renters have little stake in the community so they are more
likely to create disturbances for neighbors. (Learn more in the Hood
River, OR profile.)

Lenders Require Parking
Some cities have reduced parking requirements - especially along transit
corridors. Reducing parking requirements also decreases the cost of
development since structured parking is quite expensive. However,
Milwaukie, OR has found that even if on-site parking is not mandated
by the city, lenders usually require parking to be integrated into the
design. Lenders are hestitant to fund a project that is unprecedented or
which might be difficult to lease or sell should the developer default.
Therefore, Milwaukie has found that changing parking requirements
has not proven a good incentive for residential development because
it doesn’t necessarily help development pencil out. (Learn more in the
Milwaukie, OR profile.)

Fees May Discourage Development
Although they have helped to create a more pleasant downtown
environment, a planner in Milwaukie, OR cautioned us that Public Area
Requirements (similar to SDCs) can be a barrier to the development of
housing downtown. Developers are reluctant to pay extra to redevelop a
downtown site rather than building in the surrounding neighborhoods.
Milwaukie is now exploring new amendments to the PARs program so
that change of use does not trigger PARs and only new construction
would be subject to PARs. Milwuakie currently has a Downtown Code
Update in front of City Council which reduces developer responsiblity
for streetscape improvement. (Learn more in the Milwaukie, OR profile.)

Programming Public Spaces
Although none of the developers or planners with whom we spoke
directly addressed event planning, the urban designers and downtown
associations indicated that programming has been a useful strategy for
activating public spaces. It seems a shame that this strategy is not more
universally considered since it generates activity on a weekly, monthly,
or annual basis. The personality of a place emerges when streets, parks,
and plazas are enlivened by activities such as festivals, historic tours,
street fairs, farmers markets, and parades. (Learn more in the Pendleton,
OR profile.)

Thousands gather for the 2011 Hillsboro Street Fair yo-yo event
Photo credit: Oregon Live (July 23, 2011)
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Bellingham, WA
History of Residential Downtown
Downtown Bellingham, Washington included some residential
development historically, but suburbanization and development of the
Bellis Fair Mall far outside downtown in the early 1980s contributed to
disinvestment in downtown and plummeting property values. By the late
1990s, no multi family residential development had been constructed in
Bellingham for decades.

Relevant Plans & Code Sections
In the late 1990s, the City of Bellingham became interested in revitalizing
its ailing downtown. The City created a City Center Master Plan that was
adopted in 2002 and also implemented a Multi-Family Tax Exemption
program in 2001. Downtown multi-family development is subject to
very relaxed zoning codes, compared to multi-family zoning in areas
outside of downtown which are far more restrictive. Downtown multifamily development is subject to the underlying commercial zoning,
which has no height limits, no setback requirements, no limits on floorarea ratio, and no open space requirements. According to city planners,
Bellingham’s unrestrictive zoning code has contributed to the success of
residential development downtown.

Holly Street in Bellingham in 1918

An aerial view of revitalized downtown Bellingham
Photo credit: It’s Always Raining in Bellingham blog (Oct 13, 2012)

Strategies & Supporting Tools
The Multi-Family Tax Exemption (MFTE) program has been key to
bringing residential development into downtown Bellingham. The
program allows for an 8 or 12 year property tax abatement on the
residential portion of development within the Target Residential Area
(essentially comprised of downtown). Developer Rick Westerop, the
residential “pioneer developer” in downtown Bellingham, stated that
he would likely not have developed in downtown Bellingham were it
not for the MFTE. The MFTE does not “make or break” development
projects, but helps to make borderline projects pencil out. For example,
a recent 56-unit development in Bellingham will generate $213,000 in
property tax savings over the life of the tax exemption. The MFTE makes
projects more attractive to lenders as well. To date, about 600 dwelling
units have been constructed downtown using the credit.

Photo credit: UW Library via Great Depression in WA State website
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Bellingham, WA
Residential Projects
A developer from Vancouver, BC, Rick Westerop, took advantage of
highly inflated suburban land prices and rock-bottom downtown land
to purchase and develop a 24-unit mixed use development in the early
2000s. This project was the first residential development of any kind
in downtown since the 1960s. City Planner Chris Koch noted that this
first development proved market demand for downtown housing and
started a flood of downtown development.
In the early 2000’s, Mr. Westerop achieved rents of approximately
$0.75 per square feet for most of his units, but now receives $1.75 per
square foot for studios and $1.40 per square foot for one bedrooms.
Rents have steadily increased as demand increases and quality of the
units increases. Students from nearby Western Washington University
comprised nearly all of the renters in early downtown residential
buildings. Mr. Westerop notes that students now comprise about 60%
of the renters in his projects, with older adults now moving into higher
quality developments in downtown.

Parking & Amenities
Minimum parking requirements exist for residential development
in downtown, but planner Chris Koch notes that the amount of
parking required by code generally meets the amount of parking
demanded by the market. Developer Rick Westerop notes that parking
requirements are not onerous, and that no project would be financed
without adequate parking. Though there is some structured parking
in downtown residential developments, Mr. Westerop has built all
his development with as little structured parking as possible; without
subsidies or public support, required structured or underground parking
can make a project infeasible.
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City planners and developer Rick Westerop disagree on the importance
of parking and transit in downtown development. Planner Chris Koch
asserts that downtown residents are less reliant on cars and that
Bellingham’s relatively robust transit service makes cars unnecessary for
many trips. However, Rick Westerop believes that transit service is not an
important factor in renters’ decisions to live downtown. Mr. Westerop
believes that most downtown residents still use their cars regularly for
most trips.
Mr. Westerop also believes that having a full suite of amenities in
downtowns is not necessary to spur or complement residential
development. While there are many restaurants, bars, shops, and
cultural activities in downtown Bellingham, there are no grocery stores.
Downtown residents must either bus or drive to the nearest grocery
store. Mr. Westerop’s experience has been that certain amenities can be
missing, so long as they are easily accessible by car.

Other Notes
A Bellingham non-profit organization
called Sustainable Connections
leads “downtown living” tours
that introduce prospective residents
to sustainable and innovative
residential developments and also
visit the many amenities downtown.

Photo on right shows Morse Square
apartments in downtown Bellingham Photo
credit OLX website.

Bend, OR
History of Residential Downtown

Strategies & Supporting Tools

Bend, Oregon has a long history of residential uses downtown, but
housing makes up a  relatively small percentage of all uses in the Central
Business District (CBD). Bend’s CBD includes its historic downtown as
well as a neighboring commerical area where the predominate model
is mixed-use buildings with apartments above storefronts and offices.
Recently a handful of newly-constructed buildings have slightly increased
the availability of downtown housing.

Although housing is permitted in Downtown Bend and identified as
a potential revitalization strategy, city planners state that there have
been no deliberate efforts to increase the amount of housing available
downtown. According to a Bend city planner, “We have included
residential as an allowed use in all our commercial districts.  This is the
strategy to allow residential if desired.”

Relevant Plans & Code Sections
The Bend General Plan, approved in 1998, includes housing as one of its
10 goals. Chapter 2.2 of Bend’s code indicates that the purpose of the
Central Business District is to “allow a mixture of complementary land
uses that may include housing, retail, offices, commercial services, and
civic uses, to create economic and social vitality and to encourage the
linking of vehicle trips.” Existing and new housing as well as mixed-use
developments are permitted uses downtown.
In 2004, Bend partnered with Parametrix (a consulting firm) to begin
developing a 20-year master plan for central Bend, which includes the
historic downtown core. The resulting Bend Central Area Plan (BCAP)
provides a vision, a framework concept, and a series of maps that
capture urban design concepts. The BCAP “provides the link between
the existing successful downtown area and recent planning efforts with
a land use and urban design framework designed to guide and catalyze
future private and public investment.” A key BCAP finding was “a
latent and unmet demand for market rate high density housing (such as
condos and townhouses) in the Central Area,” and workforce housing
in particular.

However, rather than simply ensuring that regulations do not create
barriers to the development of housing downtown, Bend’s city code
specifically includes residential uses in commercial areas (Chapter 3.6.200
I, sections 1-4, Special Standards for Certain Uses): “Residential uses,
such as multifamily housing, are encouraged adjacent to employment,
shopping and services.” Additionally, residential uses in the CBD have
been grandfathered in as permitted rather than nonconforming uses.

Shopping in Downtown Bend
Photo credit: The Bend Guide website
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Furthermore, in 2006 Bend adopted Ordinance NS-2016 which provides
a housing height allowance, called “vertical mixed-use,” within its
commercial districts.  Code section 2.2.700 A, Building Height states:
“The maximum height may be increased by 10 feet above the maximum
allowed height when housing is provided above the ground floor
(“vertical mixed-use”).” However, the planner with whom we spoke
said that she has never worked on a project that has taken advantage
of the bonus, perhaps because it was adopted just before the economic
recession slowed construction projects.

Residential Projects
The BCAP notes that high costs for land, construction, and structured
parking combine to make workforce housing impractical within the
historic core, however, “demand for market-rate ownership housing
(condos) is very likely in the Historic Downtown Core and is probably
feasible.” In 2005, BCAP recommended revisions to the Bend General
Plan Housing Goal that would increase the high-density housing within
the Central Area. The Visit Bend website notes: “A number of mixed-use
buildings such as Franklin Crossing and 919 Bond offer penthouse-style
condos, close to urban amenities. And the historic district, between the
Old Mill and downtown, has a number of quaint cottages reminiscent
of Bend’s milltown era.”

Parking & Amenities

Diagram of vertical mixed-use housing height allowance
Image credit: Bend Zoning Code, Section 2.2.700 A
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Ordinance NS-2016 stipulates that developers cannot receive a building
permit for a project in Bend’s  CBD until they have either provided parking
as specified in code section 3.3.300 or paid a fee in lieu of providing the
required off-street parking. The requirement is triggered whether the
development is a new building, an expansion of an existing building,
or a change of use. The one-time fee is “deposited into a fund to be
used only for the planning, acquisition, development and maintenance
of off-street parking facilities located in and/or adjacent to the CBD.”
Although the minimum number of parking spots required is one or more
per unit, parking can be reduced if shared by two uses that operate at
different times. Covered bicycle parking is also required for multi-family
housing and mixed-use buildings. The downtown core is served by Bond
Street Market, a small grocery store. There are no parks in the historic
core, but a handful at the periphery of downtown.

Bothell, WA
History of Residential Downtown
Bothell, WA was a small, rural town just outside Seattle, but developed
quickly from the 1980s through the 2000s in typical low-density suburban
fashion. Bothell became interested in revitalizing its downtown in the
2000s, and saw residential development as means to provide downtown
retailers with captive shoppers. Bothell also found itself in the position
of owning several large parcels of undeveloped or underdeveloped land
in downtown, and needed a plan to dispense with these parcels.

Relevant Plans & Code Sections
Bothell completed its Downtown Revitalization Plan over three years,
adopting it in 2009 to guide development on public parcels and
elsewhere in downtown. The plan is comprehensive in nature, addressing
all aspects of downtown and creating a strong vision for what the City

wants to see in its downtown. It includes transportation, parks, access to
the Sammamish River, and a mix of businesses. It also addresses the look
and feel of downtown and where residential development should occur.
The plan describes existing conditions at length, then delves into the
envisioned future for downtown and a detailed revitialization strategy.

Strategies & Supporting Tools
Bothell’s Downtown Revitalization Plan lists specific implementation
measures that will be taken by the city, including private sector
coordination, planning actions, and public improvement projects.
Finally, the plan contains new subarea regulations for downtown
that were developed with citizen and developer input. This very
thorough, comprehensive, and detailed plan provides strong direction
and predictability for development in downtown Bothell. The plan’s
extensive implementation measures also give the vision concrete next
steps. Multi-family development is now occurring at a rapid pace in
downtown Bothell, certainly in part due to the City’s efforts.

Renderings of Bothell’s Northshore site and proposed revitalized downtown, Image credit: Daily Journal of Commerce (March 11, 2009)
15

Hood River, OR
History of Residential Downtown
Residential uses have been permitted in Hood River’s downtown in the
C-1 and C-2 Zones ever since the city’s zoning ordinance was adopted
in 1954. Low density uses such as single-family homes, duplexes, and
triplexes were allowed outright within the C-2 zone, while townhomes
required a conditional use permit.

Relevant Plans & Code Sections
Recently, however, an Economic Opportunity Analysis (EOA)
recommended elimination of low-density residential uses such as
detached homes. The Economic Opportunities Analysis determined that
areas zoned for commercial and industrial uses should be reserved for
employment instead of housing. Accordingly, in 2011 the city made
housing downtown a conditional use, subject to minimum density
requirements. The policy change was not directed at downtown, but
the employment areas overlap with the downtown area, so the new
policy has implications for downtown housing.

Mt Hood Hotel annex in downtown Hood River
Photo credit: Wikimedia Commons website
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IOOF - Paris Fair Building in downtown Hood River
Photo credit: Wikimedia Commons website

Strategies & Supporting Tools
Because of the recommendations of the EOA, Hood River’s recent
downtown housing strategy has been to limit residential uses,
particularly low-density residential uses. However, a planner noted,
“the city is now beginning a process to define different commercial
districts and we will evaluate whether different types of residential
uses are appropriate in each one of the districts. For example,
allowing higher density apartments along a strip commercial corridor
outside of the downtown may be more appropriate than allowing
them downtown where a developer’s pro forma may encourage
demolition of a historic building rather than renovation.” Hood River
is also considering the best approach to vacation rentals (see Special
Considerations for more information.)

Hillsboro, OR
History of Residential Downtown
Over a hundred years ago Hillsboro, Oregon was nicknamed “Sin City”
in reference to its many adult entertainment venues. That didn’t hasten
the development of housing downtown, which began when Hillsboro
received its charter in 1876. Residential uses in downtown Hillsboro have
always been driven by technological advances. Railways and electricity
brought people to this agricultural community at the turn of the 20th
century. World War II brought new workers to farms, factories, and
shipyards. Today many residents of Hillsboro are engaged in high-tech
industrial work, so Hillsboro has earned the area a new nickname: The
Silicon Forest.

Relevant Plans & Code Sections
Hillsboro commissioned a Downtown Rennaissance Plan in 2007.
In 2009, Hillsboro’s Downtown Framework Plan was prepared by
Parametrix and the city adopted its Urban Renewal Area Plan. Hillsboro
has also created a Main Street Enhancement Initiative. Like Oregon City
and 2200 other towns across the nation, Hillsboro has adopted the
Main Street Approach. Downtown living is a key component of these
strategies, as noted in the Downtown Hillsboro Vision Statement:
“The revitalized downtown core and surrounding neighborhoods
are the heart of Hillsboro—a ‘home town for the future.’ Hillsboro’s
downtown offers a unique atmosphere and mixture of lifestyles and
choices. Residents, workers, students, retirees, and visitors feel safe
in the neighborhoods, on the streets, and in public places. Gathering
places foster meaningful connections and contribute to the community
identity.”

Hillsboro Farmers’ Market
Photo credit: Hillsboro Farmers Market website

Strategies & Supporting Tools
Hillsboro is one of the few cities in Oregon to take advantage of the
state’s Vertical Housing Tax Credit (VHTC) program, which allows for
property tax abatement on the residential portion of multi-family
structures. The tax credit generally lasts 10 years. Several developments,
including the recent 4th and Main project took advantage of this credit.
(See the Strategies section and the Milwaukie, OR profile for more
on the Vertical Housing Tax Credit.) Hillsboro has also utilized writedowns to help residential projects pencil out and has enacted zoning
amendments to faciltate transit-oriented development.
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Residential Projects
The 4th & Main project is a 71-unit, mixed-use development recently
approved by the City of Hillsboro. The City agreed to pay for nearly
$1,000,000 in system development charges that are required of the
project. These funds are provided by the Urban Renewal Area, with
the charges financed over ten years. In addition to direct financial
participation, Metro had previously purchased the site property in 1998
for $650,000, selling it to Tokola Properties recently for $150,000.
Developer Dwight Unti stated that this development would not
have occurred without this public support. With a total project cost
of $15.6 million, and public financial participation of approximately
$1.5 - 2.0 million in addition to vertical housing tax credits, total
financial assistance amounts to approximately 15% of the total project
development costs. This project has only been realized because of this
public financial assistance. It should be noted that the Urban Renewal
Area funds committed to the project obligates nearly all URA funds over
the next ten years to this sole project, leaving little for other projects.
The City of Hillsboro was an eager participant in this project. According
to planning staff at Hillsboro, the City Council viewed the public
funding as a sound investment in the future of downtown Hillsboro,
and one that the City would see a return on. The 4th and Main project
is hoped to spur further investment and help “prove the market” for
downtown housing. While 60% of the property tax proceeds from the
4th and Main project will be abated, the remainder will go to the city.
If the project spurs development as anticipated, the City stands to see a
significant and permanent increase in its property tax base because of
this initial public investment.
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Renderings of the 4th & Main project
Photo credit: Behance, Paul Franks, 4th Main

McMinnville, OR
History of Residential Downtown

Relevant Plans & Code Sections

Although McMinnville, Oregon has a history of housing downtown, a
decade ago most of the upper floors were vacant. Today most of them
are occupied by commercial uses such as offices, so there are only a
few dozen residential units in the historic downtown core. Nevertheless,
McMinnville takes pride in its heritage and offers open houses and tours,
featuring its historic homes. Two historic buildings contain approximately
a dozen units. A historic hotel was converted to low-rent apartments,
which were then converted to vacation rentals.  

Downtown development policies are addressed in the McMinnville
Comprehensive Plan which was amended in 2004. Goal IV (36.00) of
the Comprehensive Plan states:
“The City of McMinnville shall encourage a land use pattern that:
1. Integrates residential, commercial and governmental activities in and
around the core of the City; 2. Provides expansion room for commercial
establishments and allows dense residential development; 3. Provides
adequate parking areas; 4. Encourages vertical mixed commercial and
residential uses.”
In addition to developing land use policies that include housing
downtown, the comprehensive plan supports the McMinnville
Downtown Improvement Plan (MDIP), which was produced in 2000 by
Walker Macy. The MDIP suggests improving activation of the downtown
core by developing mixed-use zoning and creating a Building Infill
Program to support housing downtown.

Strategies & Supporting Tools
McMinnville has long recognized that “the healthy mixture of retail,
office, residential and other uses maintains a diverse and energetic
downtown.” In 1986, McMinnville city officials established the
Downtown McMinnville Historic District and the McMinnville Downtown
Association (MDA), which they financed through an Economic
Improvement District.  

Old McMinnville Hotel, Photo credit: wikipedia

The Economic Improvement District is an assessment based on the
square footage of downtown properties; there are two EID zones within
downtown, one of them assessing at $3.25/sq foot, and the other at
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$0.70/sq foot. The fees are invoiced by the City of McMinnville, which
contracts with the MDA to provide design and beautification, such as
streetscape improvements, as well as economic development support.   
As the MDA website notes, “McMinnville has enjoyed a long history of
private/public partnerships dedicated to downtown revitalization.” As
an example, the McMinnville Economic Development Partnership was
created as a collaboration between the City of McMinnville, the water
and light utilities, and property owners. These groups pool business
resources to recruit and train business leaders and to provide workforce
development. Although public-private partnerships have not been used
for residential development in downtown McMinnville, it is likely that
they would be beneficial due to the difficulty of financing infill housing
projects  without public funding at the local, state, or federal level.

Residential Projects
The Yamhill Housing Authority recently built approximately 25 second
floor flats for low-income senior citizens in downtown McMinnville.
Another property owner gutted the second floor of another historic
building and is considering adding residences. An MDA representative
explained that downtown housing is encouraged but the city has not
deliberately employed strategies to increase housing downtown. The
MDA staff points to two obvious barriers to increasing residential
development in the historic core. The first is that there is not much room
for new construction because there are few infill locations downtown.
Most upper stories are now occupied with commercial uses. The second
barrier is that adaptive reuse projects involving conversion of historic
bildings would require a change of use, which would likely trigger costly
seismic upgrades and ADA compliance, including the installation of
elevators.
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Street trees and outdoor dining in Downtown McMinnville, OR
Photo credit: Great Towns of America website

Parking & Amenities
Per McMinneville Comprehensive Plan 44.00, there are no parking
requirements in McMinnville’s historic downtown core. However, the city
has experimented with shared parking strategies. Currently, downtown
churches share parking with weekday employees. The MDA also noted
that city lots, which have a 2-hour limit during the day, could be used
overnight by downtown residents if more housing was incorporated
into the downtown core.
As for amenities, downtown McMinnville is well-equipped to meet
the needs of urban residents. There is a grocery store in downtown
McMinnville which features a deli, meat market, and health foods. A
city park adjacent to downtown provides recreational opportunities and
a community plaza serves as a gathering space for events.

Milwaukie, OR
History of Residential Downtown

Relevant Plans & Code Sections

People have lived in downtown Milwaukie, Oregon since its founding
in 1848. It is strategically located in close proximity to Portland and
Oregon City, Oregon along the bustling waterfront and rail lines. As in
most pioneer villages, “residences were interspersed with blacksmiths,
hotels, shops, and churches, and the riverfront was lined with mills.”
Over time Milwaukie residents moved to the suburbs, but as late as
the 1960s there were residents in single-family homes in the northern
portion of downtown. Since that time,  all of these buildings have been
converted to commercial uses. Nowadays, most residents of downtown
Milwaukie live in condos in the North Main development.

During a visioning process in 1995, a collective desire was expressed to
make Downtown Milwaukie vibrant and walkable once again. In 1996,
Metro designated Milwaukie as a 2040 Regional Center; however, the
city requested redesignation to a Town Center after its 1997 adoption
of the Regional Center Master Plan, now referred to as the Town Center
Master Plan (TCMP). The TCMP was followed up with the Downtown &
Riverfront Land Use Framework Plan.
Residential uses are a critial component of the Framework Plan,
evidenced by priority projects and implementation plans for a Riverfront
Park as the community’s living room, a grocery anchor, and an art
anchor. The Framework Plan and its implementing zoning ordinance
were adopted in 2000 to support the 1995 Vision Statement and TCMP
policies. The Framework Plan sets design standards for a vibrant mixeduse downtown Milwaukie.
The City has recently adopted the South Downtown Concept Plan,
prepared by Walker Macy, which calls for additional public-private
partnerships to finance residential development in downtown Milwaukie.
Currently, Align Planning, a consulting team of students from Portland
State University’s Master of Urban and Regional Planning program is
working to evaluate Milwaukie’s multiple plans and bring them into
alignment so that they can be implemented effectively.

Strategies & Supporting Tools

North Main Village development in Milwaukie, OR
Photo credit: Move.com

Although adopted policies and plans support residential uses in
downtown Milwaukie, the city has not created any local incentives such
as fee waivers, nor has it designated a Local Improvement, Economic
Improvement, or Urban Renewal District to support or attract new
development. Milwaukie has, however, been accepted into the State
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of Oregon’s Vertical Housing Tax Credit program and designated a
Vertical Housing Zone. Additionally, “the downtown zones and public
area requirements (PARs) were adopted in 2000 in order to implement
the Downtown and Riverfront Land Use Framework Plan.” PARs guide
capital improvements for regional transportation and they include
designs for each street   in downtown, including on-street parking,
sidewalks, street furniture undergrounding utilities, brickwork, granite
medallions, etc.

Residential Projects
The North Main Village development at Harrison and Main, which
includes 97 residential units, was the first mixed-use development
to be constructed in downtown Milwaukie in recent memory. The
development, constructed between 2005-2007, utilizes a village
concept which enables residential uses on the first floor as well as upper
stories. The City of Milwaukie provided regulatory and financial support
for the North Main Village Project, starting with acquisition of the
property. City Council then adopted zoning amendments to establish
a “Village Concept Area” and revised the downtown design standards
to permit rowhouse and multifamily development in the Downtown
Storefront zone.
The project leveraged a collection of residential development tools
including zoning amendments, a long-term low-interest loan through
Metro’s transit-oriented development program, the Vertical Housing
Tax Credit, and grant-supported Public Area Requirements. Public
Area Requirements were supported and constructed through a
financial package that combined an Oregon Economic and Community
Development Department (OECD) grant, City contributions, and a Mt.
Hood Economic Alliance grant. North Main Village is the only part of
downtown that has taken advantage of the Vertical Housing Tax Credit
so far, though other downtown developments could utilize it and other
zones could be established throughout the city.
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Milwaukie Farmers Market pepper stand
Photo credit: Milwaukie Farmers Market website

Although there was no off-street parking requirement in this zone, the
development did provide parking. Due to the economic crisis, no similar
proposals have been put forth since. Commercial spaces in North Main
Village were also vacant for several years following construction because
of the recession.  

Parking & Amenities
Milwaukie has minimum off-street parking requirements for development
in DC, DR, and DOS zones, and no minimum off-street requirements in
the DS zone or in the DO zone north of Washington St. Milwaukie has
recently adopted a provision for meeting off-street parking requirements
through a shared parking agreement with another property owner, but
to date there have not been many formal shared parking agreements.
At this point there is no full-service grocery store downtown, but there
is a thriving weekly farmers’ market and several new cafes and shops.

Pendleton, OR
History of Residential Downtown
Pendleton, Oregon’s downtown has included housing for more than a
century. As one of Oregon’s wild western towns, Pendleton’s downtown
has also included several hotels and brothels. Over the years many of
these housing units fell into disrepair and became housing of last resort
for low-income residents.

directly, but adopted its Comprehensive Plan in 1983, including housing
under Goal 10. Several site-specific plans were developed, but there
was no strategic plan for housing in downtown Pendleton until 2003.
At that time Pendleton adopted ORS 457.010, designating downtown
an Urban Renewal District and contracted with Seder Architecture
for a downtown plan. Goal 4 of the Urban Renewal Plan promoted
development of new attached, mixed-use housing and retrofitting of
existing housing. In 2011, Pendleton updated its Urban Renewal Agency
Strategic Plan and adopted a new Downtown Master Plan, which
continues to promote housing downtown as a revitalization strategy.

Strategies & Supporting Tools

Mixed used development in retrofitted historic Downtown Pendleton
Photo credit: East Oregonian Discover Pendleton article (May 25, 2011)

Relevant Plans & Code Sections
The Pendleton City Planning Commission was developed in 1921  and
produced its first report in 1923, which noted: “The necessity for
developing a city according to a definite plan rather than letting it just
grow, has long been recognized.” The report does not address housing

Since 2003, Pendleton has employed a variety of strategies to encourage
housing downtown. The URA desgination enabled the creation of a
generous matching grant program to support building renovations.
Facade improvement grants enabled developers to use high quality,
historically-appropriate materials. Meanwhile, elevator matching grants
reduced developers’ burden when bringing older buildings into ADA
compliance. These incentives enabled developers to leverage resources
and make projects pencil out. The matching grant program was
particularly beneficial in Pendleton since there were several propertyrich but cash-poor owners who had inherited historic properties but
were unable to make appropriate and necessary upgrades. In addition
to incentives, Pendleton employed deregulation strategies by loosening
the requirements for historic buildings. The building department required
developers retrofitting an older building to make safety improvements,
but they did not require historic buildings to meet current energy
efficiency code. Flexible code interpretation preserved the integrity of
historic buildings while increasing fire and life-safety improvements that
might not have taken place if retrofitting was disincentivized.
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Residential Projects
Although there were housing units in downtown Pendleton, the market
was relatively quiet until the mid-2000s when a California developer
purchased a derelict 4 story brick building sight-unseen and began
renovating it. The developer took advantage of the facade improvement
program and renovated the building inside and out. By upgrading the
apartments and securing retail tenants for the vacant ground floor, the
developer was able to fill the building, while simultaneously doubling
rents. Once the market was proven other developers followed suit.
Over the past decade several apartment buildings, hotels, and former
brothels - including the Brown Building, St. George’s Plaza, and the
Bowman Hotel - have been converted to apartments, condos, and
extended stay units for government employees. Downtown Pendleton
has retained some subsidized affordable housing while also providing
market rate housing.
  

Parking & Amenities
Downtown Pendleton has a handful of parks within walking distance
and the Umatilla River flows near downtown. Several plans have
recommended creating features that will improve the interaction
between downtown and the river. Pendleton does not have a full-service
grocery store downtown but there is a health food store. There have
been efforts to create a food co-op downtown. Meanwhile, a weekly
farmers market is active during the growing season and the area hosts
agricultural events and conferences. There are no parking requirements
in downtown Pendleton, but some buildings do provide parking either
on premises or nearby. Parking is generally not a problem downtown
except for festival days and during the summer months, so developers
tend to let tenants fend for themselves.
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Above: Pendleton Farmers’ Market, photo credit: Jeff’s Place blog (8/23/10)
Below: Pendleton Round Up Logo, photo credit: Pendleton Round Up website

Other Notes
Tourists are drawn to the area by the
Pendleton Underground, Hamley & Co
western wear store, Pendleton Woolen
Mills, and Wild Horse Casino and
Resort. The Pendleton Round Up is the
city’s major annual event. It drew 7,000
people for its inaugural year in 1910 and
by the 1930s it attracted 50,000 people
from across America and around the
world. The Round Up has continued to
draw tourists by the tens of thousands
each year for over 100 years.
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Introduction
Downtown Oregon City currently has few residents. Without an existing
community of people living within the project area, Five to Nine designed
an outreach and involvement process to gather input from a wide range of
people who affect and are affected by downtown. Our process engaged key
stakeholders, including elected officials, business owners, property owners,
developers, community leaders, and other community members to identify key
issues and priorities for the future of downtown Oregon City.
There are five public involvement tasks in our initial Work Plan. We expanded
our involvement to seven tasks, embracing opportunities for further public
involvement:
•
•
•
•
•
•
•

Expert and stakeholder interviews
Development roundtable
Electronic community survey
Focus groups
Farmers market
Open house
Final public presentation

This report describes the results of the tasks above, with the exception of the
final presentation.
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Interviews
We interviewed 22 development professionals from Oregon City and the
Portland Metro Area to understand what they see as the strengths, weaknesses,
and opportunities for residential development in downtown Oregon City. By
interviewing these professionals - including architects, developers, real estate
agents, and bankers - we gained perspective from the point of view of the
type of person who would be directly involved in implementing a residential
development.
Information gleaned during the interviews can generally be organized into the
following categories:
• Strengths and weaknesses of downtown Oregon City: character,
transportation and parking, and amenities.
• Form: What might residential development look like?
• Market: Is there a market for residential development in downtown Oregon
City? Who would it serve?
• Actions at the City level: How can/should the City provide assistance that
will foster residential development? What are potential tools that can be
utilized?
This report discusses these themes, including areas of agreement and
disagreement between experts. Where potential solutions were raised to
address weaknesses, they will be included in this document. Individual responses
are kept anonymous.
While we heard both positive and negative feedback about the possibilities for
residential development in downtown Oregon City, most of the people that we
interviewed who were familiar with Oregon City had a positive outlook.

“Downtown Oregon City is getting more attractive
all the time. Adding housing would only improve
its appeal.”
- Architect
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Interviews
Overview of Strengths & Opportunities,
Challenges, and Potential Solutions
Interviewees identified several strengths of downtown Oregon City, including
its historic charm, accessibility via multiple transportation modes, and its
position as a central hub for the county government. There is a solid mix of uses
downtown, with new businesses being added steadily. Recent improvements
to Main Street, including storefront improvements and a change from a oneway to two-way street, were heralded by many experts. Also, the pending
redevelopment of the large mill site at the south end of downtown could be an
important consideration for downtown residential development.
Challenges to be addressed in downtown Oregon City include physical
constraints, such as the position of downtown between a bluff, a river, and a
highway, market uncertainty that makes it difficult to assess risk for residential
development, and other challenges such as parking and costs of upgrading
buildings (Figure 1).

Figure 1: Strengths, Challenges, and Potential Solutions
Strengths
Downtown Oregon City is
an important regional node
Lots of activity during the
day, especially due to the
Courthouse and other
services, as well as the
addition of new businesses
The Main Street area is
charming and has historic
character
Downtown has “good
bones”
Lots of potential for
improvement to both
buildings and sites
Good access & transport
options– transit, highway,
bicycle lanes
The river is an asset and
provides the potential for a
scenic view
Some feel there is almost
enough downtown to be
self-sustaining - shops,
restaurants, bars, services

The heavy rail train runs
parallel to Main Street – one
block off – and is loud
Market uncertainty
Law offices residing in the
upper floors of main street
buildings, which might
otherwise be available for
residential uses
Physical and geographic
constraints
Lack of parking
Urban Renewal issues – low
funds & must go to vote
under most terms
High cost of upgrading
buildings
Lots of traffic, and McLoughlin
is too fast to provide
a desirable pedestrian
environment along the river
Poor access to the river, as
McLoughlin disconnects it
from downtown

Downtown has momentum
from recent improvements
and champions such as
MSOC

Some feel that the amenities
downtown are not sufficient to
serve residential development

Pending redevelopment of

developers

the Blue Heron Mill site
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Challenges

Unclear requirements for

Potential
Solutions
Rail quiet zone
Build an office
building near the
Courthouse
Lot sharing; build
a structured lot
in partnership
with the county,
utilizing URA
funding or an LID
arrangement
Subsidize
upgrades for first
development

Boulevardize
McLoughlin

Recruit needed
businesses

Clarify the code

Interviews
Character

Potential Solutions

Strengths

Boulevardize McLoughlin

Downtown Oregon City is an important regional node; there are few comparable
downtown cores in nearby areas. Many interviewees noted that the Main
Street area is charming and has historic character, and contains enviable quirky
elements such as the municipal elevator.

Work with ODOT to boulevardize McLoughlin to slow traffic and create a more
welcoming pedestrian environment abutting the river. One example of where
this has taken place in Oregon is along Hwy 26 through the historic core of
Sandy.

There are a variety of businesses in downtown, though the Courthouse and
other government services are the big draw. They bring people downtown,
keep it busy during the day, and provide a set of daytime customers for many
downtown businesses.
Another asset is the Willamette River, which provides the potential for scenic
views as well as recreation opportunities.

Challenges
There are physical constraints that limit downtown development, including the
river and bluff. There is also poor access to the river, since McLoughlin Boulevard
separates the waterfront from downtown and creates a street environment
that is inhospitable for pedestrians.

Strengthen Branding Downtown
Though the non-profit Main Street Oregon City has been crafting an identity
for downtown Oregon City, some interviewees believed that there could still be
a stronger branding effort.
One suggestion was to strategically pick a few iconic buildings (e.g., the
Masonic Lodge) and retrofit exteriors to increase visual appeal and desirability
of downtown. Another was to work on a marketing campaign that portrays
downtown Oregon City as the next “jewel” town center.
It was suggested that efforts should capitalize on the history and quirkiness of
downtown, and add more of what people really like about downtown Oregon
City, such as market events. Cobblestones or other visual elements could also
add to the pedestrian environment and help to create a cohesive identity if
woven through downtown.

Also, though the Courthouse is an asset, because of the Courthouse and other
service buildings in downtown Oregon City, some people noted a sterile “social
services” feel to the area.
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Interviews
Transportation
Strengths
There is good multi-modal transportation access to and from downtown.
TriMet transit runs downtown, through a transit center, and there is a direct
bus line from downtown Portland. The study area is also close to I-205, and
McLoughlin Boulevard/Hwy 99 intersects Main Street. Many interviewees also
find it pleasant to walk along Main Street and note the presence of extensive
bicycle infrastructure throughout downtown.

Challenges
Most people we interviewed identified parking as something to be addressed,
though there was disagreement about whether it was an actual problem or
more of a perception issue. Property owners emphasized the need to ensure
parking for any future residential tenants and business owners want to ensure
that their customers always have a place to park. There is an existing parking
plan, but those who mentioned it did not seem to think it was adequate to
address issues related to residential development. There is a lack of space to
add additional surface parking in downtown, and it is expensive to add parking
in any form; a majority of interviewees believe a parking garage would currently
be infeasible.
One developer noted a need to build parking in advance of development, to
support investment. However, it was noted that while a municipal parking
structure might help alleviate parking woes, there will be tight restrictions by
lenders requiring that future residents have explicit access to the structure. It
was also noted that if a housing project is built on an existing parking lot, the
City will need to both reconstruct the lost parking elsewhere and accommodate
new parking needs caused by the development. On the other hand, one
property owner believes that parking is not a real problem, and that urban
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downtown areas should expect parking constraints. It was noted that business
owners often park in front of their business, limiting turnover.
The heavy rail train a block off of Main Street also inspired mixed feelings.
Many of the architects and developers generally thought it is a problem, while
some business owners and property owners did not believe the train is a barrier
to development.

Potential Solutions
Parking
Parking lots are empty at night, but they are permit-parking only, so that is an
area for a potential policy change - possibly a sharing program to utilize spaces
during the off-peak hours. Perhaps separate parking permits would could be
issued for daytime and nighttime use.
There was a long-term idea proposed for a structured lot on 13th Street near
the railroad, or on the block between 7th and 8th near Railroad Ave. It was
also mentioned that because of their presence in downtown, the County needs
to participate in any structured parking arrangement. The City could utilize
a Local Improvement District (LID) arrangement. Alternatively, Urban Renewal
Area (URA) funding could be used if the structure was not bonded, but instead
paid for in cash with Tax Increment Financing (TIF).

Rail Quiet Zone
It will cost about $250,000 for a quiet zone, but our interviews indicate that
the City is willing and able to budget the money in two to three years and
would like to approach the quiet zone as part of a deal with a developer.

Interviews
Amenities
Many interviewees note that there is a nice mix of services downtown; some
felt there are almost enough business types (restaurants, bars, offices, etc.)
to attract residents, while others felt that the amenities downtown are not
yet sufficient to serve residential development.
There were mixed opinions on the “chicken and egg” question of whether
amenities necessarily precede or follow residential development. One
developer noted that amenities need to precede residential development in
order to raise property values to the point where building housing is feasible.
Others argue that it is difficult to get retail and commercial investment first
because businesses like grocery stores require a certain number of residents
in an area before moving in.
Interviewees listed a number of amenities that they believe are missing from
downtown, most of which fall into the categories below:
Grocery store to complement existing food retail (Spicer Bros. and Tony’s),
including a bakery or deli. Could be a small to mid-sized store.
•
•
•
•
•
•
•
•

Convenience store
Brew Pubs
Restaurants with longer hours
Higher-end retail
Dry cleaners
Theater
Music venue
A kitchen specialty store with events such as classes and tastings
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Interviews
What might downtown housing look like?
While Oregon City has historic building stock and a solid infrastructure, there
is a lot of room for improvement to both buildings and sites in downtown
Oregon City. Because much of the building stock is quite old, there would be
a high cost to upgrade buildings to current standards. There has been a lot
of deferred maintenance and many buildings would need to be updated to
conform to seismic and Americans with Disabilities Act (ADA) codes in order to
change their use to residential.

Table 1: Pros & Cons of Different Construction Types

Type of construction Pros
Adaptive reuse
Utilize existing
building stock

New construction

Form
There were mixed opinions on the form(s) that downtown residential
development in Oregon City could or should take. Our investigation originally
began by looking at the viability of three construction types: 1) adaptive reuse,
2) new construction, and 3) “vertical extension,” so the interview questions
and pros and cons were often formed around those three types (Table 1).
Some of the interviewees echoed case studies that have been conducted for
properties in Oregon City and suggested that a phased approach would work
best, with a small adaptive reuse component (~12 units) followed by new
construction (~40 units).
One person noted that adaptive reuse would bring fewer units to market at
a time, giving the market time to absorb and develop. However, it was noted
by many that adaptive reuse can be prohibitively expensive when taking into
account the costs of deferred maintenance and the necessary seismic and ADA
upgrades. One consultant noted that there may be ways to avoid the high cost
such as by changing the uses of the building in such a way that upgrades are
not necessary. It was suggested that live/work or loft units would likely be a
good choice for the young, creative community, while others might need larger
units. Any downtown unit would likely not be larger than 2 bedrooms.
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“Vertical Extension”
or “Piggy Back”
(new units built
above existing 1-2
story buildings)

Cons
Expensive to make
required upgrades

Fewer units
allows transition/
absorption time
More flexibility

Number of units
required may
Possibly cheaper
not currently be
than adaptive reuse feasible
Utilize and enhance May require
existing building
complex
stock
engineering

Because attorneys want their offices to be close to the courthouse, law
offices inhabit many of the upper floors of Main Street buildings. While these
offices are a valuable asset to the community, a couple of interviewees agree
that the presence of these offices supports mostly lunch venues and coffee
shops and takes away potential residential spaces. Not everyone believes that
their presence is a problem. For example, one property owner thought that
with enough demand for residential, law offices will be pushed out of the
upper floors. However, it was suggested that if the City were to incentivize
construction of a new office building it could lure some law offices to relocate,
freeing second story spaces for adaptive reuse and conversion to residential
uses.

Interviews
Market Rate vs. Affordable Housing

Location

We heard dissenting opinions over whether affordable housing or market rate
housing should be encouraged. One architect noted that housing construction
would have to be sequenced over a long period of time, with an initial lowincome housing component, and that initial residential development would
probably be wood frame construction - in other words, “nothing fancy.”

Though interviews were mainly focused on the prospects for residential
development within our study area, one consultant noted that it may be wise
to consider opportunities for housing on the periphery of downtown, not just
in the downtown core itself. Building multi-family housing on the bluff was
suggested, because the views would be desirable and there is easy access to
downtown. Another suggestion was warehouse to loft conversions in the
North End of downtown. Both of these options would allow for more residents
near downtown, which would likely have a similar “18 hour” activation effect
as residents directly in downtown.

On the other hand, consultants, developers, and real estate agents believe
that well-designed buildings are more important and that leading off with
affordable housing may not be a good idea. One property owner noted that
they would like to get $1.25 per sq. ft. to develop residential on a property,
which indicates that market-rate housing would likely be needed.

Table 2: Pros & Cons of Market Rate & Affordable Units

Unit rate

Pros

Cons

Market rate units

Allows for high-end Reduces
available
units to set the tone for funding sources
residential in downtown
Willingness-to-Pay (WTP)
might not currently be
high enough

Affordable units

Allows access to more First residential units will
funding sources
not be high-end
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Interviews
Market
There are no current residents inside of our study area and only four units close
to it, so there were dissenting opinions about whether or not there is even a
market for housing in downtown Oregon City.
The majority of experts that we spoke with believe there is a market for housing.
The courthouse and growing creative businesses in particular were noted as a
source of people who may want to live (or own a second home) downtown,
close to work. Business owners indicated that some of their younger employees
(and sometimes the owner themself) would be interested in living downtown,
and it was noted that attorneys who work late hours have expressed interest. It
was also mentioned that older people - “empty nesters” - wanting to downsize
and move into a more urban setting may be a market. Bridgeport was cited
multiple times as proof that people crave living in a downtown area so much
that they created a fake one.
On the other hand, a minority of interviewees did not believe there was a
market for housing, citing lack of amenities and jobs.
Based on our interviews, there is a consensus that someone needs to test
the market for housing in downtown Oregon City. There is clearly interest
in developing in downtown Oregon City, but developers are hesitant to act
because there is no current downtown housing market and no comparable
projects. While many interviewees mentioned that the redevelopment of the
Blue Heron mill site will likely act as a catalyst to drive development downtown
and lead to a clear market for downtown residential development, it is unclear
how far in the future that development will be implemented.
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Interviews
Actions at the City Level
When asked what the City could do to support residential development, there
were several common themes among most interviewees: recognize the risks
being taken, be clear about requirements, and ensure that Oregon City is
“open for business.”

Recognize & Reward Risks of Proving the Market
Nearly everyone we interviewed noted the importance of the first residential
development project. Since there is no proven market for residential
development in downtown Oregon City, whoever undertakes the first project
takes on quite a bit of risk.
Though people were careful to emphasize that the Pearl District model used in
Portland will not work in Oregon City, there are still similarities drawn between
the two neighborhoods. In the Pearl, the first residents did not pay much for
rent as the area was upgraded from gritty residential area to the polished form
it has taken on now. The City of Portland provided tax breaks, subsidies, and
assistance with infrastructure build-out that aided the development. Likewise,
any residential development in downtown Oregon City will require some
assistance from the City of Oregon City in order to make financial sense to a
developer.
Though development is inherently a risky endeavor, there were several
suggestions for how the City can best help to mitigate the risks to developers
and promote the most successful projects. One suggestion is that the City
buy properties that come up for sale and make them known to developers
through a Request For Proposal (RFP) process. Instead of seeking proposals for
City-owned land, the City might seek out a developer that has experience and
can deliver the desired outcome. Many interwiewees thought that the first
residential project will likely be subsidized, be small, and be built by someone
who develops creative spaces.

Financial assistance was considered by developers to be necessary for a
successful project. The fewer strings that are attached to incentives, the more
likely they are to be used. The first wave of investors will take the biggest risks
and the City should recognize and reward these developers for catalyzing the
market.
One developer also noted the importance of realizing that the first project
will establish the bar for future projects. While the first project may not make
financial sense for the City, the right project will drive more (unsubsidized)
investment and interest.

Set Clear Development Requirements
Several interviewees noted that they are unclear about what is required of
them by the City and the code, and that the “goal posts” need to be concrete.
For example, one property owner specified the need for the City to be clearer
about what would be required from property owners interested in adding
residential to their buildings. One suggestion was to have a task force that
could look at proposals and state clearly the requirements that the proposal
would need to follow.
Developers emphasized the need for the code to be conducive to development
and for zoning requirements to be both clear and workable in Oregon City. City
staff have agreed that the code is somewhat difficult to follow. One suggestion
was that if and when the City updates the code, developers and architects
should give input to the final product.
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Interviews
Ensure that Oregon City is Clearly “Open for Business”
Several interviewees brought up historical events that may contribute to a
perception that Oregon City is unwelcoming to development. While all opinions
expressed in the interviews are certainly subjective, it is important to consider
how the political environment may influence a developer or property owner’s
decision to take on a project in downtown Oregon City. One architect noted
that developers “need more certainty” from authorities in Oregon City.
There was a perception by a few interviewees that there is a need for greater
transparency and equity in the development and incentive process in Oregon
City. In providing any incentives or subsidies, the City should be very clear about
how and why funds are being distributed.

“Main Street revitalization is like dominos: you
need to do a lot of setting up before you can start
the cascade of everything falling into place.”
- Former Mayor Alice Norris
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Interviews
Potential Tools
Any new downtown housing projects will likely require some form of public subsidy or assistance. A number of possible types of assistance were mentioned during
the interviews (Table 3).

Table 3: Potential Incentive Tools for the City of Oregon City

Tool
Description
Vertical Housing Tax Currently being explored for downtown Oregon City. Would allow for higher Net Operating Income (NOI) and
Credits (VHTC)
therefore greater borrowing power for the project. It was emphasized that if it is put into place, developers will need
assistance with interpreting how the credit works.
System
SDCs in Oregon City are substantial and reducing them could make a project more financially feasible. However, a
Development
City representative noted that they traditionally have not utilized SDC reductions to incentivize development because
Charge (SDC)
that is a source of funding that they can assess in a defensible way, and they rely on it.
reductions
Another way to incentivize development is to give City-owned land to developers or sell it at a steep discount.
Land Donations &
Write-Downs
Tax abatement
Reduced taxes or exemption from taxes for a certain period.
Urban Renewal
Urban Renewal District and tax increment finance (TIF) funding could be used to subsidize a residential development,
District
however, there is currently low funding, and there is a new issue of a popular vote being required within Oregon
City for any urban renewal bonds greater than $1,000,000 and amortization longer than one year. However, it is
“certainly possible,” according to an interviewee from the City, to get voter approval for large residential projects
downtown.
One property owner noted that developments within the Urban Renewal area (such as The Clackamette Cove) could
generate TIF funding that would provide funding towards for downtown residential development subsidies.
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Development Roundtable
On March 22, 2013 the Five to Nine Consulting team conducted a roundtable
discussion with development experts and key community stakeholders. The
purpose was to bring together market analysts, developers, architects, property
owners, and city and regional government staff to discuss development
opportunities and constraints in downtown Oregon City. We presented briefly
on the existing conditions of the downtown area using maps and graphics, and
highlighted themes heard frequently during individual stakeholder interviews.
The discussion began by presenting three overarching questions for
consideration:
•
•
•

What is the single biggest barrier to residential development in Oregon
City?
How could Oregon City best support residential development? Particularly,
what type and amount of assistance would be most meaningful?
If you were tasked with developing or redeveloping a site in downtown
Oregon City, how would you go about it, given the existing challenges?

Strengths
Many of the sentiments at the Roundtable echoed those we had heard in
interviews. Downtown Oregon City has “good bones” and an authenticity that
many places lack. It is relatively accessible from Portland, with close proximity
and good highway networks providing an easy commute for those that live
or work in Portland. The County Courthouse and some burgeoning creative
businesses bring employees to downtown Oregon City each day, and might
provide a ready market for homeowners or renters.
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Challenges
Participants also identified several challenges to downtown residential
development. There were discussions about physical constraints and market
uncertainty, as well as several other challenges.

Physical Conditions & Constraints
Geographic barriers constrain development. Additionally, while the riverfront
could be a significant asset for residences, it is currently cut off by McLoughlin
Boulevard, a high-speed and heavily trafficked state highway. Most of the existing
businesses ‘turn their backs’ to McLoughlin, with large surface parking lots and
few entrances on the waterfront side, creating an unfriendly and potentially
unsafe environment for pedestrians who want to access the waterfront.
Frequent trains create noise and vibration, though some participants noted
that proximity to the rail line might appeal to some urban residents who enjoy
trains. Finally, building code would require seismic upgrades or investments for
new and existing buildings, leading to higher construction costs.

Market Uncertainty
The primary barrier identified at the Development Roundtable is that the
current mix of uses downtown does not include housing, and thus there are no
“comparables” for investors and developers to assess the risk for investment.
Other market concerns included whether rents in Oregon City are high enough
to support new construction. While there is a significant amount of second
story space in existing buildings, most of it is not being used for its highest
and best use. Many current property owners do not have the appetite to invest
in upgrades and retrofits when there is a steady market for low quality law
offices due to proximity to the Courthouse. They might be willing to consider
a conversion if they see other spaces garnering higher rents from residential
units, but they are generally unwilling to “prove the market.”
Lastly, some concerns were expressed about the lack of amenities and

Development Roundtable
programming amongst the existing businesses downtown. Would people be
willing to live downtown if they could not walk to a grocer or other amenities?
Again opinions were mixed as other experts pointed to neighborhoods where
housing preceded and later spurred more commercial development. They
pointed out that many of these residents will drive for their weekly grocery run
anyway, and will not demand these services if they feel their housing is a good
deal. All of the participants agreed that the first project should be small, since
bringing just a few units onto the market would be less risky and might capture
existing latent demand. They also agreed that the first project needs to be a
quality building and design that will build positive associations with residential
development in the downtown area.

Other Challenges
While there are small grant programs available throughout the region, there is
not a clear package of loans, grant programs, or even tax credits that the City
can easily share with potential investors and developers.
Regulations about height, floor area ratio (FAR), and parking also appear murky.
City staff noted that, in some cases, they do not know where the regulations
stand because no one has yet tested the limits on regulations like height or FAR
limits.

Tools
The Roundtable discussion benefited from participants of various backgrounds,
leading to a rich discussion of potential tools for addressing challenges.
The City has programs leveraging tax increment financing for façade
improvements and adaptive reuse of buildings. The downtown area has an
economic improvement district, which helps with other costs like signage. There
is also an Urban Renewal District, but the County has imposed tight restrictions
on the use of taxpayer funds, requiring projects that take over a year to build
and utilize the funds to be voted on by County residents. Participants also
brought up vertical housing tax credits, community development block grants,
new market tax credits, and the practice of agencies writing down or donating
land as an incentive.
At the time of the Roundtable, the City had just a released a Request for
Proposals to develop a master plan for the Blue Heron mill site at the south end of
downtown. This large site, with unparalleled views of Willamette Falls, could be
an important leveraging consideration for downtown residential development.
For example, redevelopment of this site might provide the opportunity to
address some of the current drawbacks of McLoughlin Boulevard.

There are concerns about availability and location, though opinions are mixed
about both the severity of the problem and what the solution should look like.
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Development Roundtable
As the discussion drew to a close, we asked our participants for parting thoughts
about the most important elements to remember when considering downtown
residential development. They included:

•

Make the first development interesting because it will set the stage for
what follows

•

Take small steps and focus on sequencing

•

Bring units online slowly

•

Turn constraints into assets and stay true to the character of Oregon City

•

Make sure to involve the community and build support early on

•

Capitalize on the organic nature of what is there, and capture people that
are already coming to Oregon City to work or recreate

•

Look at barriers in the code and existing tools, and make them clear and
easy to navigate for potential developers

•

Don’t sell short the parking issue - utilize existing geographies and examine
the potential for creative solutions like tuck-under parking

•

Create draws to downtown through vibrant commercial activities, novel
experiences like water taxis, etc.
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Focus groups
Five to Nine organized two happy hour focus groups in downtown Oregon
City - one with attorneys and one with young (20-40 year old) employees of
creative firms in downtown Oregon City.

Experts suggested that these two groups might be an initial market for downtown
residential, so the goal of the focus groups was to gain an understanding of
what they might look for in downtown housing in Oregon City.
Though attendance was low at these events, we were able to gain some insight
into how these groups think about downtown Oregon City. One thing we heard
is the importance of a social network in deciding where to live. For example,
if someone works in downtown Oregon City but their friends live in Portland,
they are more likely to live in Portland, even though it means commuting.
Transportation issues were cited as one reason for this; if people have to drive
a while (or take a long bus ride) to see their friends in Portland, that will be a
disincentive to living in Oregon City.
We also heard that live/work spaces might work well for young attorneys who
are going into business for themselves but would still like to be close to the
courthouse.
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Survey
To capture the opinions of people who are interested and invested in making
downtown Oregon City a better place to live in general, as well as people who
might possibly live in downtown Oregon City, Five to Nine conducted an online
survey.
The survey was distributed widely. Main Street Oregon City posted a link on
their social networking page and website and sent the survey to their email list.
A link to the survey was also posted on Five to Nine’s website, as well as the
social networking pages of two other Oregon City citizen groups, and went out
via Portland State University email lists. The Five to Nine team also stopped in
at a McLoughlin Neighborhood Association meeting to discuss the survey and
Oregon City staff sent a link to the survey out to all Neighborhood Associations.
We distributed the survey via email to people who participated in our interviews
and the development roundtable. We posted flyers around downtown Oregon
City and handed them out to all businesses on Main Street. We also stood
outside of the municipal elevator (the main mode of transportation between
the bluff and downtown) with free coffee and handed out flyers, which were
also made available in the municipal elevator itself.

The full set of survey questions can be found in the Survey Language section.

Results
Demographics
We received 300 valid responses to our survey. Nearly half (47%) of respondents
live in the Oregon City zip code (Table 4) though slightly fewer (44%) selfidentify as Oregon City residents. The rest of respondents came primarily from
West Linn, Milwaukie, and neighborhoods in SE Portland.
Table 4: Respondent ZIP codes N=300

ZIP
97045
97068
97206
97214
97222
97201
Other

Location

Oregon City
West Linn
Portland (Woodstock)
Portland (Buckman/Hawthorne)
Portland / Milwaukie
SW Portland
(49, each with <5 responses)

Count
141
33
8
7
6
6
99

The largest respondent age group was 26-35 years old, though over half of
respondents were 46 and older (Figure 2). Most respondents (73%) own their
current residence while about a quarter of respondents (24%) rent, and most
respondents (84%) live in houses rather than apartments or condos (Table 5).
This survey was meant, in part, to help us understand the type of person
who might be most interested in living downtown Oregon City, so we asked
respondents several questions about their households. To mitigate any
confusion caused by people living in shared housing (i.e., with non-family or
non-partner roommates), we asked that respondents only include information
about people they consider part of their permanent household.
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Survey
The majority of respondent households comprise two adults (71%) and no
children (68%), and most respondents (80%) reported that their residence has
at least three bedrooms (Table 6).
Figure 2: Age of respondents. N=300

Table 5: Type of housing and owner/renter status. N=300

Type of housing
House
Apartment
Condominium
Other
Total

Do you currently rent or own your residence?
Rent
Own
Other
(n=71)
(n=220)
(n=8)
42%
97%
100%
44%
0%
0%
6%
2%
0%
8%
1%
0%
100%
100%
100%

Table 6: Household characteristics. N=300

How many
bedrooms does
your household’s
current residence
have?
How many
cars does your
household own or
lease?
How many adults
are in your
household?
How many children
(under 18 years
old) are in your
household?

0

1

2

3

4+

No
response

1%

8%

18%

43%

27%

3%

3%

24%

43%

18%

8%

3%

0%

13%

71%

10%

6%

0%

68%

12%

11%

3%

3%

3%

There was a large range of reported monthly rent or mortgage payment
amounts, with 44% of respondents reporting amounts between $1,000$1,900 (Figure 4). Some (13%) report a rate of $0, indicating that either live
rent free or have paid off a mortgage. Similarly, annual household income
ranged widely, with the majority of households (26%) reporting an income of
$100,000 or more (Figure 5).
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Figure 4: How much is your household’s monthly rent or mortgage
payment? N=300

Familiarity with Downtown Oregon City
The vast majority (93%) of respondents have visited Oregon City at least once
in the past year with 45% visiting at least once per week (Figure 6). Slightly over
half (51%) of respondents go downtown for the restaurants while just under
half (49%) report that they usually visit downtown when they pass through on
their way to other destinations (Table 7):
Figure 6. In the past year, how often have you visited downtown Oregon
City? N=300

Figure 5: What is your annual household income? N=300
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Table 7: Why do you visit downtown Oregon City? (Select all that apply.)
N=300

Reason

Restaurants
Pass through on the way to other destinations
Cafés/Coffee shops
Shopping
Work
Pubs/Bars
Recreation
Visit the Courthouse or conduct court-related business
Farmers Market
Other
Church, Elks, or other community activities
Services (e.g., car repair, medical, banking, printing, hair
and nail salon, tattoo parlor)
Walking/Jogging

Figure 7: Would you consider living in downtown Oregon City? N=300

%
51%
49%
36%
25%
24%
19%
17%
7%
6%
6%
5%
4%
3%

Living in Downtown Oregon City
When asked whether they would consider living in downtown Oregon City,
40% of respondents would consider the prospect (Figure 7). Factors include
the mix of uses and stores that would be present, cost of living downtown and
type of housing available, as well as available transportation (Table 8). Those
who stated they were definitely interested in living downtown often said that
there was something about the character of downtown that drew them in
(24%), or that they would enjoy the easy transportation access and/or transit
connections (17%) (Table 9). About a third of those who were not interested
in living downtown (34%) cited a preference for a rural setting or a large yard
or that they simply preferred the place where they currently lived and did not
foresee moving (Table 10).

Table 8: If “maybe,” it depends on…
Mix of uses/stores

14%

If transportation is good enough (e.g., to Portland)

12%

Affordability/Cost
Type of housing

If I were older/retired/without kids
If I worked there.

Activities/Nightlife beyond bars
No response

Adequate parking
Walkability

River view or other scenic view

14%
12%
10%

8%
8%
8%
6%
6%
3%
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Desired Neighborhood Characteristics

Table 9: If “yes,” why? (N=42)
Character

24%

Easy transportation access/transit connections

17%

No response
Other

Close to my job / friends/family
Amenities

Close to water/potential for waterfront views

History (e.g., Would like to live in historical building)
Cheaper

Walkable

24%
17%
14%
14%
14%

7%
5%
5%

Table 10: If “no,” why not? (N=181)
Prefer not to live in a downtown and/or prefer a large
lot with a yard.

I prefer a different neighborhood or the place where I
currently live
Other

Lack of amenities/businesses/things to do
Already own a home/land

I have a family or plan to start one/Non-family-friendly
Prefer a larger City/more urban place/closer to Portland
Ambience/crowded/type of people

Not close to the places I frequent (e.g., job, school,
family, church)
No housing or wouldn’t be the right housing
No response
24

34%
17%
15%
12%

9%
8%
8%
8%
8%
4%
4%

When asked about the top three types of places people would like to have in
their neighborhood, parks/open spaces, grocery stores, and cafes were most
cited (Table 11). A large portion of respondents also like to have restaurants in
their neighborhood (45%).
When asked what, in general, makes a neighborhood great, 40% of
respondents said that having a good sense of community and friendly neighbors
was important. Safety, walkability, and access to parks were also rated highly
(Table 12).
Table 11: What are the top 3 types of places (social gathering spaces,
shops, outdoor spaces, businesses, or other destinations) that you like
to have in your neighborhood? N=300

Types of Places
Park or other open space
Grocery store
Cafés/Coffee shops
Restaurants
Library
Pubs/Bars
Work
School
Concert venue
Convenience store
Other (e.g., farmers’ markets; art galleries)
Pharmacy
Specific specialty stores

%
62%
54%
51%
45%
24%
18%
6%
6%
6%
5%
4%
4%
4%

Survey
Transportation Preferences

Table 12: In your opinion, what makes a neighborhood great?
Good sense of community; friendly neighbors

40%

Walkability

18%

Safety

Parks/green space
Shops

Food options/Restaurants

Cleanliness; clear sense of community pride and investment
Character; aesthetics; identity
Services

Community gathering spaces
Variety; mix of uses

Transportation options (bicycle friendly; frequent transit)
Events
Cafes

Recreation (e.g., trails)

Entertainment, activities, places to go
Vibrant/Active

Contains all needs
Grocery

Diversity of households and people (incomes, family structure,
ethniCity, age, etc.)
Family and youth/child friendly

19%
18%
14%
11%
10%

8%
8%
7%
7%
6%
6%
6%

Transportation greatly affects lifestyle, so we wanted to understand how
respondents get around. The vast majority of households (94%) own or lease
at least one car, and most (43%) have two cars. The majority of respondents
(80%) drive daily and rarely ride a bicycle or use transit (Table 13).
Because parking is often mentioned as a concern in downtown Oregon City,
it is necessary to examine how demand might increase with increased activity
or residential developments downtown. Over half of respondents (56%) state
that they require a reserved parking space wherever they live (Table 14). A
greater proportion of those who would be willing to live downtown state that
they require a parking spot than those who would not live downtown (Table
15). However, the people who would consider living downtown also agree
more strongly that they might use a car less often or walk more if they had
more transportation options and if they lived in a neighborhood that contained
the services and shops they need.

6%
5%
5%
5%
5%
5%
4%

Table 13: How often do you use the following modes of transportation
to get around?
Mode
Drive

Bicycle
Transit

Daily
80%

6%
7%

At least
once per
week

15%
13%

At least
once per
month

3%

Less than
once per
month

1%

9%

6%

11%

27%
36%

Walk

36%

33%

14%

10%

Other

7%

15%

12%

5%

Amtrak

0%

1%

1%

42%

Never

N

1%

295

38%

266

48%

254

7%

284

61%

41

57%

253
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Table 14: Please indicate how much you agree or disagree with each of
the following statements related to transportation. N=300
Statement
I require a reserved parking
space wherever I live

Agree
(Strongly)

Disagree
(Strongly)

No
response

68%
(35%)

31%
(18%)

1%

If I had more
transportation options
(e.g., better access to bus
or light rail), I would need a
car less often.
If I lived in a neighborhood
that contained the shops
and services that I need, I
would walk more.

56%
(35%)

93%
(72%)

I am interested in car
30%
sharing (short-term car
(9%)
rentals through companies
or through private car
owners)
Table shows percent of N for each statement

42%
(28%)

1%

6%
(2%)

1%

69%
(46%)

1%

Table 15: Transportation statement responses from those who would
and would not consider living downtown. N=300
% agree (strongly or somewhat)
Statement

Would consider
living downtown
Yes/
Maybe

No

I require a reserved parking space wherever I live.

64%

53%

If I had more transportation options (e.g., better
access to bus or light rail), I would need a car less
often.

72%

68%

97%

92%

I am interested in car sharing (short-term car rentals
through companies or through private car owners).

37%

26%

If I lived in a neighborhood that contained the shops
and services that I need, I would walk more.
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Opinions about Downtown Oregon City
To better understand how people perceive downtown Oregon City, we asked
what they like most about downtown and what they do not like about
downtown. We also asked what they would change if they could change one
thing about downtown. These three questions were answered with openended text and were coded by Five to Nine.
The top three elements that people enjoy about downtown Oregon City are
historical features (23%), recent changes, such as the change to a two-way
street or façade upgrades (18%), and the restaurants and bars (13%) (Table
16). On the flip side, a large portion of respondents (36%) said they do not
like the current parking situation in downtown Oregon City, often referring
to either the number of parking spots, parking meters, or other parking
management practices. Respondents also expressed a dislike for the mix of
stores (17%) and restaurants (12%) downtown (Table 17). Suggested changes
mostly reflect these stated disliked features (Table 18).

Survey
Table 16: What do you like most about downtown Oregon City? N=300
Category
(coded)

Destinations/ Restaurants/Bars
businesses
Shops/Retail

Responses
(coded)

Other

Character

Local/small businesses
Small town feel

Old town/historic feel
Quaintness
Charm

Character
Form
Features

Cute

Walkability

Human scale/Small scale/Compact/Enclosed

13%
11%

8%

99E/McLoughlin

Traffic

7%

Walking / Poor pedestrian environment

6%

Recent changes

Historic or old buildings

Accessible/Convenient/Close
Events
Clean

Other

3%
3%
3%
7%
5%

7%

Bridge

Parking

4%

River / Waterfront
Bluff/Ridge

Transport

Responses
(coded)

Traffic patterns/Changes to traffic patterns

23%

Elevator

Category
(coded)

6%

Historical features

Falls (both)

Other

%

Table 17: What do you not like about downtown Oregon City?
N=300

8%

Businesses/
Destinations

6%

18%

4%
4%
3%

Aesthetics

6%
5%
4%
2%

12%

3%

Needs parks/open space/plaza

2%

Not family/child friendly

3%

Poor waterfront access

2%

Needs more/different shops/retail (e.g., grocery)
Needs more/different restaurants

Need more to do: No reason to come to
downtown, needs more events/activities/destinations/draws

4%

36%

Problems caused by the courthouse (parking,
traffic, etc)

Too many bars/pubs

4%

11%

Other - lack of PR, railroad, changes, signage,
safety, lighting

%

Other

Vacant and/or run-down buildings and storefronts

17%
12%

7%
6%
3%

12%

Run down

5%

Certain parts of town

2%

Cleanliness
Mill

3%
2%
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Table 18: If you could change one thing about downtown Oregon
City, what would it be? N=300
Category
(coded)

Destinations

More shops

Responses
(coded)

More/different restaurants or bars or cafes
More businesses

More variety - mix of uses

General changes to businesses (longer
hours, fewer bars)
Parking

Grocery/mini mart

Resolve general parking issues
More parking
Free parking

Amenities

Parking structure

Improve waterfront access
More to do in general

More family- and youth-friendly

Better amenities, generally, or other amenities (art)
More events
Park/plaza

Revitalization General revitalization
Redevelop the Mill

Transportation
Other

Restore buildings

Traffic or road changes
Other transport

Enhance pedestrian environment
Other

Add housing

Move or get rid of the courthouse
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2%

We asked a series of questions to understand how respondents felt about
certain aspects of downtown Oregon City. There is a lot of agreement on a few
factors (Table 19). Over 80% of respondents would like to see better access
to the river near downtown. Over 80% also feel safe downtown and enjoy
the historic character. Respondents also largely disagree that there is enough
parking available downtown and that the variety of stores is satisfactory. One
area where respondents are more split is whether the parks and other natural
areas within walking distance of downtown are satisfactory.

2%

Table 11: Please indicate how much you agree or disagree with each of
the following statements about downtown Oregon City. N=300

%
10%

8%
4%
2%

12%

4%

Agree
(Strongly)

Disagree
(Strongly)

No
response

I am satisfied with the number
of transportation options

52% (14%)

39% (11%)

9%

27% (8%)

64% (32%)

9%

3%

There is enough parking
available in downtown Oregon
City

3%

I enjoy the historic character of
downtown Oregon City

87% (68%)

5% (2%)

8%

I am satisfied with the parks
or other natural areas within
walking distance

50% (16%)

42% (9%)

8%

I think the neighborhood has
a good variety of coffee shops,
restaurants, and pubs

58% (15%)

35% (9%)

8%

I feel safe when I am in
downtown Oregon City

81% (38%)

11% (1%)

8%

I am satisfied with the variety of
stores downtown

22% (3%)

70% (23%)

7%

I would like better access to the
river near downtown

83% (52%)

9% (1%)

8%

4%
4%
5%
3%

2%
2%
6%
4%
2%
5%
2%
2%

10%

4%
2%

Survey
For those respondents who indicated they would consider living in downtown
Oregon City, we asked for more information about what they would look for.
Many respondents would prefer to live in a condo (71%) or townhouse (61%)
if they lived downtown. A large percentage would also live in an apartment
(50%) or house (41%), the latter of which is not allowed by code (Figure 8).
Over half of respondents (52%) said they would pay as much as they currently
pay, while 26% would be willing to pay less than they currently pay (Figure
9). Some respondents (14%) stated they weren’t sure how much they would
pay, but that it would depend on factors such as the view from and quality of
the unit.

Figure 9. If the kind of residence you desire were available in
downtown Oregon City, how much would you be willing to pay per
month for your rent or mortgage to live there? N=119

Figure 8: If you lived in downtown Oregon City, what types of housing
would you consider? (Select all that apply.) N=119

Table 15: Is there anything else you would like to tell us about
downtown Oregon City? N=118

When asked if there was anything else they wanted to share with us about
downtown, many people gave ideas for how to improve downtown. Some
mentioned certain businesses they would like to see (e.g., grocery, antiques
stores, and restaurants), and others emphasized that any development should
maintain and add to the historical character. Many people also noted that they
are happy with the recent changes and updates in downtown, and several
people noted that downtown has a lot of potential. There were also a few
comments specifically about residential development (Table 15).

Ideas for what to do in downtown

42%

•

8%

•

Certain businesses to add

•

Make it easier to access the river/spruce up the waterfront

Keep historical aspects

Enjoy the recent changes
Lots of potential

General thoughts on residential development

18%
3%

14%
10%
7%
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Public Events
Introduction
This section describes the results of two public involvement events: the Farmers
Market tabling event and Five to Nine’s Open House. Both events had a similar
format that utilized information sharing and gathering via large boards.
On the information sharing boards, we had background information about the
project, including our goals and some results of our findings as shown through
maps. For the Open House, we also added a board with survey results and our
draft recommendations.
On the information gathering boards, we utilized a dot survey method to get
input on several questions, statements, and visions for downtown Oregon City.
Visitors and attendees were given a sheet with stickers that they could use
to “vote.” One board asked attendees to agree or disagree with statements.
Another asked them to read two related statements that required tradeoffs and
to choose where they wanted the tradeoffs. A third board showed four pictures
in six different categories to have people choose which they would like to see
downtown.
We also utilized one board that asked open-ended questions about what
people would like to see in downtown, and what would bring them downtown
more often.
Images of all boards are included in Outreach Boards section at the end of the
report.
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Event Descriptions
Farmers Market
Though our work plan only called for one public event, we chose to capitalize
on the presence of an active farmers market in Oregon City to get extra input.
Five to Nine attended the first Summer Farmers Market of the year in Oregon
City. The market took place on a Saturday, at a location about two miles
southeast of downtown.
The purpose of the event was to meet the public “where they are.” This gave
us an opportunity to meet many Oregon City residents and visitors who had
not previously heard of the project, but were interested in seeing positive
changes downtown. In particular, up to this point our outreach methods
and opportunities had mostly reached professional audiences of City staff,
development professionals, property and business owners, and employees who
work in downtown Oregon City. The farmers market gave us an opportunity to
reach families and older adults who live in the greater Oregon City area.
Our team engaged people through conversation, discussing some of our
preliminary findings and reports, and through our dot surveys. Children, in
particular, were engaged by the board that used photos to depict different
development types and scenarios. The relaxed atmosphere lent itself to parents
working with their kids to choose answers, and multigenerational discussions
about what families and retirees would like to see downtown. We also used the
market as an opportunity to advertise the upcoming Open House.

Open House
Five to Nine Consulting held an open house that also served as a “sneak peek”
for a new wine bar in downtown Oregon City. The purpose was to present
initial findings, offer draft recommendations, and solicit feedback through dot
surveys and open-ended questions. It also gave our team an opportunity to
engage in conversation, offer clarification on our findings thus far, and learn
more about what employers and employees want to see downtown.
The Open House lasted two hours and was attended by approximately 40
people. The level of engagement amongst attendees was high, with most
lingering for quite a while.
As they entered, each guest was greeted and directed toward boards with
background findings and draft recommendations and was then asked to offer
their feedback through dot surveys. Nearly every attendee participated, and
many stayed to engage fellow downtown residents in conversation and enjoy
the food and beverages.
We utilized the same boards as the Farmers Market, but with additional displays
of survey findings and draft recommendation. The primary difference was the
‘category’ of people that attended. Nearly all of our open house attendees
worked downtown and had heard of the project in earlier stages. Most were
working professionals, though we did have a few retirees in attendance. Overall,
we heard positive feedback on the findings and recommendations presented.
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Results
Participants at both events had varying ideas for what would bring them downtown more often and what they would like to see downtown.
“I would come downtown more often if...” (* Indicates multiple mentions of
an idea)
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Farmers Market

A movie theater ***
More and better parking **
Things were open later **
Continuous transport from the hilltop *
More ethnic restaurants (Indian,
Thai)*
Prettier, safe places to walk, shop, eat,
etc
Geologic interpretation
More shops
Green roofs on flat roofed buildings
A trolley that circulated
A live theater
We had a library
Better bus service
More family- friendly events
Fewer seedy bars
Light rail to Portland
Daylight Singers Falls
Make 8th street a dual purpose plaza
street
More City pride through clean up
events

•
•
•
•
•
•
•
•

Open House

Easier to get to by bike
from Portland
Events...like music in
the park
Children’s play
structure
Bike racks
A book store
Police-citizen involved
foot patrol
A gym
A swimming pool

What would you like to see downtown? (* Indicates multiple mentions of an
idea)
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Farmers Market

Blue Heron redevelopment
waterfront style **
More high quality restaurants
Cafes/shops that are foot traffic
friendly
More places to walk
High-end brewery/ pub***
Gondola over Willamette Falls
“Loft” type residential above
shops/ garages
Public transit with parking and
ride
The Cove- affordable living with
high end and public access
Drop in health clinic preventative, coordinated care
model
Better traffic signage (turn only
lanes, changes, etc.)
Rip out 99 (McLoughlin Blvd)
Fewer bars and cigarette butts
on streets
Reclaim waterfront, and paper
mill for public use
Free parking
Bury the railroad in a tunnel

•
•
•
•
•
•
•
•
•
•
•
•

Open House

Hardware store
Grocery store***
Market - co-op
Little restaurants (ethnic
food!)
Downtown living
Secure parking
Trees*
More shopping and
nightlife
Variety of restaurants
Vegan restaurant
Movie theater
Hardware store

Public Events
When shown a series of statements and asked whether they agreed or disagreed
with them, responses tended to cluster (Table 21). Most participants agree that
having downtown residents could add vibrancy to the area. All respondents at
the Farmers Market and most at the Open House said they would spend more
time downtown if more amenities and events were available, and many would
enjoy greater access to the riverfront or views of the falls. While the majority
of all attendees feel safe walking on Main Street, a majority of the Farmers
Market participants and many Open House attendees do not feel safe walking
on McLoughlin Boulevard. Most believe that the City should work to attract
new development, and that any new development should reflect the historic
character of downtown and should be accompanied by new parking. It is also
notable that the majority of participants at both events said that they would
consider living in downtown Oregon City.

Table 21: Agree/disagree statements
Statement

Farmers Market

Mostly
Agree

Mostly
Disagree

N

Mostly
Agree

Open House
Mostly
Disagree

N

Downtown residents could add vibrancy and life to the area.

97%

3%

32

92%

8%

24

I would spend more time downtown if there were more shops/restaurants/events.

100%

0%

25

86%

14%

22

Any new dowtown development must reflect the historic character of Main Street.
I would like greater access to the riverfront or views of Willamette Falls from
downtown.

89%

100%

11%
0%

28
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76%
92%

24%
8%

21
24

I feel safe walking along McLoughlin Boulevard.

24%

76%

25

53%

47%

19

The City should work to attract new development to downtown.

91%

9%

23

90%

10%

20

I feel safe walking along Main Street.

Any downtown development must be accompanied by new parking.

When working or coming downtown for recreation, I am willing to park and walk a few
blocks to my destination.
Recent street and building improvements on Main Street are moving the City in the
right direction.
I would consider living in Downtown Oregon City.

86%
81%
97%

14%
19%
3%

28
26
30

90%
80%
82%

10%
20%
18%

20
20
22

96%

4%

25

100%

0%

19

56%

44%

25

63%

38%

16
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Public Events
In addition to a simple agree/ disagree board, we wanted to challenge residents
to recognize tradeoffs. To achieve this, we asked people to place their dot
sticker on a continuum of agreement (Table 22). The most agreement was
found over downtown Oregon City missing amenities, support for residential
development that utilizes existing buildings, and the addition of non-surface
parking. Again, there was disagreement over McLoughlin Boulevard, with
many Open House attendees believing that speeds need to be reduced and
most market participants believing it is more important to keep speeds at a rate
that moves cars quickly on McLoughlin.

Table 22: Tradeoff board
Event

Option 1

Agree more on
this end

Market (N=24)

It’s important to move cars quickly through
McLoughlin Boulevard

Market (N=28)

I support additional downtown parking only 58%
if not surface parking.
74%

Open House (N=19)
Open House (N=19)
Market (N=22)

58%
16%

McLoughlin Blvd’s purpose is to get people
TO downtown.

17%

Market (N=30)

I support residential downtown if it uses
existing historic buildings.

67%

Market (N=27)

Oregon City has most of the amenities
needed for downtown living.

Open House (N=16)
Open House (N=22)
Open House (N=21)
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6%

50%
17%
14%

Neutral

Agree
more on
this end

Option 2

8%

33%

Speeds on McLoughlin Blvd should
be reduced.

29%

21%

Oregon City needs more downtown
parking no matter what form.

23%

McLoughlin Blvd’s purpose is to get
people AROUND downtown.

13%

I support residential development
downtown on vacant lots.

67%

Oregon City is missing amenities for
downtown living.

42%
11%
59%
13%
33%
36%
19%
19%

42%
16%
81%
14%
67%

Public Events
When asked their visual preference for what they would like to see downtown, visitors to both events displayed a preference for adaptive reuse over other types
of housing (Table 23). They also displayed a preference for streetscapes that double as public places, e.g., with outdoor dining areas, and an esplanade along the
river. One area of disagreement was in public spaces, where market attendees preferred a playground while open house attendees preferred a pedestrian alley
type of space
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Public Events
Table 23: Images
Category

Housing
(N=39)

#

Description

Market

1

Townhouses w/ Gables & Porches

15%

3

Suburban

15%

2
4
1

Public Spaces
(N=53)

2
3
4
1

Parking
(N=31)

2
3
4
1

Railroad
(N=29)

2
3
4
1

Riverfront
(N=41)

2
3
4
1

Streets
(N=34)

2
3
4
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Modern Townhouses
Adaptive Reuse

Pedestrian Alley
Playground
Market

Town Square

Parking w/ Retail
Parking Garage

Suburban Parking Lot
Lot Behind Building

At Grade w/ Parking Lot
Train Overpass

Tracks Behind Houses
Train Station
Esplanade

Four Lane Highway

Sculptures & Lamps

Park, Bike Lane, Plants, Three Lanes
Woonerf Dining

Townhouse on Main Street

18%
51%
17%
32%
28%
23%
35%
32%
16%
16%
7%

76%
3%

14%
80%
7%
2%

10%
56%
12%

Wide Sidewalks, Curb Extensions, Plants 26%
Residential Street (Greenway)

6%

Open
House
19%
0%
0%

81%
48%
0%

19%
33%
85%
15%
0%
0%
0%

41%
0%

59%
96%
4%
0%
0%

63%
4%
0%

33%

1

2

3

4

Survey Language
Live It Up Downtown Electronic Survey
The content of our electronic survey is below. Please note that where relevant,
questions were automatically skipped (e.g., if the respondent has never been to
Oregon City, they were not shown the questions that asked what they thought
of it. Likewise, if they said they would not live in downtown, they did not see
the questions about downtown housing preferences. In addition, where lists of
choices were given, possible responses were randomized.)
Welcome to our survey! Five to Nine Consulting is a group of graduate students
in the Urban and Regional Planning program at Portland State University.
The purpose of this survey is to explore people’s opinions about downtown
Oregon City and what would make downtown more lively and inviting for both
visitors and potential residents.
By downtown Oregon City, we mean the area around Main Street between
5th and 15th Streets (see map below). The survey should take about 5-7
minutes to complete, and all responses will be kept anonymous.
If you are not familiar with downtown Oregon City, we still value your input!
We will have an optional gift card raffle for those who complete the survey and
submit their email address at the end!
Please click on the continue button at the bottom of the screen to begin the
survey.
This first set of questions will help us understand your familiarity with
downtown Oregon City.
Do you currently live in Oregon City?
• Yes, No

In the past year, how often have you visited downtown Oregon City?
• 4 or more times per week
• At least once per week
• At least once per month
• Less than once per month
• Never
Why do yu visit downtown Oregon City? (Select all that apply.)
• Work
• Shopping
• Cafés/Coffee shops
• Visit the Courthouse or conduct court-related business
• Recreation
• Attend church, Elks, or other community activities
• I pass through it on the way to other destinations.
• Restaurants
• Pubs/Bars
• Other (please fill in as many as needed) (Text response)
• What do you like most about downtown Oregon City? (Text response)
What do you not like about downtown Oregon City? (Text response)
If you could change one thing about downtown Oregon City, what
would it be? (Text response)
Would you consider living in downtown Oregon City?
• Yes
• No
• Maybe. It depends on...(please fill in) (Text response)
Why or why not? (Text response)
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Survey Language
The following set of questions will help us understand your current
housing, transportation, and other general living preferences.
How often do you use the following modes of transportation to get
around?
•
•
•

•
•
•
•
•
•
•
•
•
•
•
•
•

Mode choices: Drive, bicycle, public transit (bus, light rail, streetcar),
passenger train (Amtrak), walk, other (filled in).
Frequency choice: daily, at least once per week, at least once per month,
less than once per month, never.
What are the top 3 types of places (social gathering spaces, shops, outdoor
spaces, businesses, or other destinations) that you like to have in your
neighborhood?
Park or other open space
Grocery store
Cafés/Coffee shops
School
Work
Convenience store
Pharmacy
Concert venue
Museum
Library
Restaurants
Pubs/Bars
Other (please fill in) (Three text response boxes provided)

Please indicate how much you agree or disagree with each of the
following statements related to transportation. (Scale of strongly or
somewhat agree or disagree)
•
•
•
•

In your opinion, what makes a neighborhood great? (Text response)
Now we would like to ask you some questions about downtown Oregon
City.
Please indicate how much you agree or disagree with each of the
following statements about downtown Oregon City. (Scale of strongly
or somewhat agree or disagree)
•
•
•
•
•
•
•
•
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I require a reserved parking space wherever I live.
If I had more transportation options (e.g., better access to bus or light rail),
I would need a car less often.
If I lived in a neighborhood that contained the shops and services that I
need, I would walk more.
I am interested in car sharing (short-term car rentals through companies or
through private car owners).

I am satisfied with the number of transportation options (e.g., access for
cars, public transportation, ease of bicycle travel, etc).
There is enough parking available in downtown Oregon City.
I enjoy the historic character of downtown Oregon City.
I am satisfied with the parks or other natural areas within walking distance.
I think the neighborhood has a good variety of coffee shops, restaurants,
and pubs.
I feel safe when I am in downtown Oregon City.
I am satisfied with the variety of stores downtown.
I would like better access to the river near downtown.

Survey Language
If you lived in downtown Oregon City, what types of housing would you
consider? (Select all that apply.)
• House
• Apartment
• Condominium
• Townhouse
• Other (please fill in) (Text response)

We’d like to know more about your household. Please only include
information about people you consider part of your permanent
household. (Choose 0, 1, 2, 3, or 4+)
•
•
•
•

How many adults are in your household?
How many children (under 18 years old) are in your household?
How many bedrooms does your household’s current reside
How many cars does your household own or lease?

If the kind of residence you desire were available in downtown Oregon
City, how much would you be willing to pay per month for your rent or
mortgage to live there?

What is your annual household income?

•
•
•
•

How much is your household’s monthly rent or mortgage payment?

More than I currently pay
The same as I currently pay
Less than I currently pay
I’m not sure. It depends on...(please fill in) (Text response)

Is there anything else you would like to tell us about downtown Oregon
City? (Text response)
Before finishing the survey, we would like to know a little more about
you and your household.
What is your zip code? (Text response)
What is your age?
•

Under 18, 18-25, 26-35, 36-45, 46-55, 56-65, 65 or older

What type of housing do you currently live in?
•

House, Apartment, Condominium, Other (please fill in) (Text response)

Do you currently rent or own your residence?
•

Under $20,000, $20,000-40,000, $40,000-60,000, $60,000-80,000, $80,000100,000, $100,000 or more

•

$0 , $1-299, $300-599, $600-799, $800-999, $1,000-1,249, $1,2501,499, $1,500-1,999, $2,000 or more

To thank you for completing the survey, we would like to give you a chance to
participate in a gift card raffle. If you would like to be entered in the raffle, please
enter your email here. In addition, if you are interested in receiving updates on
the survey or information about community meetings, please enter your email
here. You can indicate whether you would like to be a part of the email list and/
or raffle in the next question.
•

Email

Please indicate below if you would like to be included in the email list
and/or the raffle.
•
•

Raffle
Email list (We will only use this information to contact you with updates
about the project, including other opportunities to give your input, and will
not use this as identifying information related to other parts of the survey.

Rent, Own, Other (Text response)
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Outreach Boards

40

Outreach Boards

41

Outreach Boards

42

Outreach Boards

43

Appendix D: Development Feasibility Assessment

DRAFT

Fiveto
Nine

Consulting

A collaboration between Main Street Oregon City (MSOC) &
Five to Nine Consulting, a student group from Portland State
University

Fiveto
Nine

Consulting

Cover Photo: Fourth and Main Project, Hillsboro, OR

Contents
Context
•

Introduction

•

Methodology

Demographics and Housing Preferences
•

Previous Market Analysis

•

Survey Results

•

Oregon City Demographics

•

Discussion

Current Multi-Family Market
•

Potential Residential Market

•

Realtor Confirmation

Financial Feasibility Analysis
•

10th & Main Site (New Construction)

•

Multnomah Lodge (Adaptive Reuse)

•

Discussion

Pro Formas
•

10th & Main Pro Formas

•

Multnomah Lodge Pro Forma

4
4
4
5
5
5
8
9
10
12
13
13
14
15
15
16
16
18

Concept for the city-owned vacant site at 10th and Main, from
the Oregon City Development Opportunities Study

3

Context
Introduction
The feasibility of various kinds of development in Oregon City - commercial,
residential, office - has been explored through several studies, with the
support of Metro and other organizations. Site-specific studies have looked at
rehabilitating the historic Multnomah Lodge and Busch buildings for housing
and analyzed the feasibility of commercial and office development on the cityowned 10th and Main property. However, as of this writing, very little new
construction or reconstruction has occurred in
downtown Oregon City.

Methodology
This analysis looks at the potential market for residential housing downtown,
including what kind of housing is preferable to potential future residents, and
the willingness to pay for housing based on existing studies and an online
survey conducted by Five to Nine Consulting in April 2013. We review existing
market comparables - that is, the current per-square-foot rents for multi-family
housing in or near Oregon City. We also look at the potential difference in rents
between downtown multi-family housing and suburban multi-family housing
to examine whether downtown housing achieves lower or higher rents. Finally,
we review the financial feasibility of two hypothetical developments through
pro forma analyses. We use different funding and financing assumptions,
including the addition of public funding and land donations, to see how the
gap between making a project “pencil out” or not pencil out can be closed.
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Demographics & Housing Preferences
Previous Market Analysis

Survey Results

To date, several studies have analyzed the development potential of properties
in downtown Oregon City, including the Multnomah Lodge and Busch
Building adaptive reuse case studies (2011) and the Downtown Oregon City
Development Opportunity Study (2010). However, no study has provided an
in-depth look at the residential market.  

Five to Nine Consulting conducted an online survey to assess people’s attitudes
about downtown Oregon City.  Results from 300 respondents show that about
40% of respondents are willing to consider living in downtown Oregon City.  A
little more than a third are definitely willing to consider living downtown, while
the rest might consider it depending on a variety of factors.

A 2009 Downtown Oregon City Market Analysis and Business Development
Strategy conducted by Marketek focused on retail.   The study noted that
about 1,500 businesses employing 14,000 people operate within a two-mile
radius of downtown Oregon City. Of these, the largest share work in services
(35%) and retail trade (25%), with government (15%), construction (7%), and
manufacturing (7%) jobs making up the next largest share.  

Factors Contributing to Interest in Living Downtown

With respect to residential opportunities, the Marketek study surveyed 239
respondents about living in downtown Oregon City, and found that 47%
expressed an interest in living downtown.  Of these, most would like to own
townhomes, lofts, or units in mixed-use buildings. There is a preference for two
bedroom units, and the top desired amenities include a parking garage, natural
light/windows, in-unit washers/dryers, and patios or balconies.
The 2010 Development Opportunity Study noted that future target residential
markets for downtown include both single and two-person households. The
study also proposed that studio apartments and senior housing represent key
opportunities for housing in downtown Oregon City.
A 2012 adaptive reuse case study for the Multnomah Lodge building observed
that the apartment stock in Oregon City can be generally characterized as
low quality, wood frame walk-ups constructed from the 60s-80s. The authors
noted a conspicuous absence of historic apartment infrastructure for rent in
the city (with the exception of a few on the bluff), and argued that converting
existing historic buildings into residential spaces would create a unique and
desirable commodity in downtown.  
Though the studies above begin to describe and theorize about people’s
preferences for living in downtown Oregon City, there is little hard data on the
subject.  The following section looks at our recent survey results in an effort
to paint a clearer picture of who might be interested in living in downtown
Oregon City.

Respondents who indicated that their willingness to consider living downtown
was dependent on certain factors were asked to identify these factors.   Top
factors included the availability and type of residential units downtown,
respondent age or presence of children in the household (with most expressing
an interest in living downtown once they retired or their children left the
house), cost of housing, availability of services downtown, improved nightlife
and cultural/entertainment opportunities, and better transportation access to
Portland (Figure 1).  The departure of the courthouse and existing bars were also
listed as a condition by several respondents.  Interestingly, parking availability
was not one of the leading criteria.

Respondents aged 26-35 were the most likely to
be interested in living downtown

Housing Preferences
Condominiums and townhomes were the most preferred housing types
(consistent with the Marketek study findings) among people willing to live
downtown, but many respondents expressed interest in apartments as well
(Figure 2).  Although single family houses are prohibited downtown by current
code regulations, almost 40% of respondents who are willing to live downtown
also expressed interest in living in a house.
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Demographics & Housing Preferences
Figure 1

Demographics of Respondents Interested in Living
Downtown
•

The demographics of respondents who expressed some level of interest in
living in downtown Oregon City were compared to those who expressed
no interest.  The results are far from conclusive and show a roughly even
split between these two groups for most demographic factors.  However,
some interesting differences appeared.  For example:

•

Respondents aged 26-35 were the most likely to be interested in living
downtown.  The two age groups comprising the 45-65 year olds showed
a relatively high level of interest as well, with over 40% willing to consider
living downtown (Figure 3).

  
•

Figure 2
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Respondents who pay between $1 and $599 for household rent or
mortgage were the most likely to consider living downtown, while those
paying between $1,000 and $1,500 were the next most likely (Figure 4).

•

As might be expected, people who pay nothing (presumably, those who
have paid off their mortgage or live with parents) are much less likely to be
interested in moving downtown (Figure 4).  

•

Approximately 7% of respondents who expressed interest in living
downtown said they would be willing to pay more than they currently pay
to live in downtown Oregon City, while around 50% would be willing to
pay the same as they currently pay.  

•

Respondents with household incomes under $20,000, between $40,000
and $60,000 and above $100,000 showed a greater willingness to consider
living in downtown Oregon City than other income groups (Figure 5).  

•

There was a slightly greater willingness among current renters to consider
living downtown than among people who own their homes (Figure 6).

Demographics & Housing Preferences
Figure 5

Figure 3

Would consider living downtown

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

Percentage of respondents

Percentage of Respondents

Would not consider living downtown

18-25
(n=13)

26-35
(n=69)

36-45
(n=52)

46-55
(n=61)

56-65
(n=63)

Would not consider living downtown
Would consider living downtown

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
Under
$20,000
(n=16)

65 or older
(n=42)

$20-40,000 $40-60,000 $60-80,000 $80-100,000 $100,000 or
(n=35)
(n=55)
(n=53)
(n=47)
more (n=78)
Household Income

Age

Figure 4

Figure 6
Would not consider living downtown
100%

Would consider living downtown
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Would consider living downtown

90%
80%

$0
(n=40)
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(n=21)
(n=64)
(n=89)
(n=74)
Monthly household rent or mortgage payment

Percentage of respondents

Percentage of respondents

Would not consider living downtown

70%
60%
50%
40%
30%
20%
10%
0%
Rent
(n=71)

Own
(n=220)

Other
(n=8)
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Demographics & Housing Preferences
Demographic Profile of Oregon City Area
Data from the 2005-2009 American Community Survey and
2010 Census were combined to produce a demographic profile
of Oregon City and all census tracts within a 2 mile radius,
including portions of West Linn, Gladstone, and rural areas to
the south and east of Oregon City.
The resulting profile shows a predominantly white, older
population with moderate income levels.   Closer examination
of income shows higher incomes are concentrated in western
tracts encompassing the city of West Linn.  Almost three quarters
of households are owner-occupied, and two thirds do not have
children under the age of 18.
Employment is concentrated in the business/financial,
professional, sales, and administration sectors.  This information
conflicts with the employment profile contained in the Marketek
study, which showed employment concentrated in services and
retail trade (25%), followed by government, construction, and
manufacturing.  This reason for this is unclear, but is likely due
to differences in geography or job classification.

Source: Author’s analysis of 2005-2009 ACS and 2010
Census data. Median values for each census tract were
averaged
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Demographics & Housing Preferences
Discussion
Our results confirm what we have heard during focus groups and interviews:
the target age groups for downtown living are younger people and those
nearing retirement.  In this case, the youngest age group surveyed (18-25 year
olds) was noticeably less interested in living in downtown Oregon City than
other groups, but 26-35 year olds were the most likely.  This could reflect a
desire for very young people to move to more urbanized areas like Portland in
search of jobs and entertainment rather than stay in Oregon City.  Slightly older
age groups who have experienced urban living but have jobs near Oregon City
may be more interested in a quieter, but up-and-coming urban location.  
Older households without children also seem to be a likely market for downtown
Oregon City.  46-65 year olds were interested in living downtown and comprise
the largest share of population in the area around Oregon City.  Survey results
indicated that the presence of children in a household was a major barrier to
living downtown and that many people were more willing to consider living
downtown after retirement.   This reflects the generational shift in attitudes
about retirement, as retiring “baby boomers” return to smaller housing units
in urban neighborhoods.  
Although 26-35 year olds were slightly more interested in living downtown than
46-65 year olds, the younger age group represents only 10% of the population
within two miles of Oregon City, while 45-64 year olds make up over 30% of the
population.  Recently, downtown has had some success in attracting creative
businesses with younger employees, but it is unclear whether a large enough
market exists in downtown for housing aimed at young people - and whether
they could afford downtown housing rents.  Residential marketing strategies
should be designed with both age groups in mind, but the opportunity to
cater to a “creative boomer community” is intriguing given the large presence
of boomers in the area.  Oregon City could present a perfect compromise for
retiring people in surrounding suburban areas like West Linn, Lake Oswego,
and Milwaukie, seeking to downsize and move into a walkable neighborhood
but unwilling to move too far from friends and family or live in the “big city.”

Survey results show that the age group that comprises
the largest share of population in the area around
Oregon City (46-65 year olds) were interested in living
downtown

Households making more than $100,000 per year and households paying
between $1,000 and $1,500 per month for housing showed a higher than
average willingness to live downtown, suggesting that regardless of age, it may
be possible to attract wealthy people and charge premium rents for attractive
housing in downtown Oregon City.   At the same time, the highest level of
interest in downtown living came from households making $40,000 to $60,000
per year and from households paying between $1 and $599 per month for
housing.  Thus, it seems there may be a market for affordable housing (artist
studios have been suggested as a pioneer housing type) as well as high end
housing such as condos with river views.  Perhaps the most interesting trend
from our survey is that the middle ranges in terms of age and income are
less interested in living downtown.   For those who are interested in living
downtown, it is clear that finding the right housing type for their needs will be
one of the most important factors in their decision.

The highest level of interest in downtown living
came from households making $40,000-$60,000 per
year and from households paying $1-$599 per month
for housing
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Current Multi-Family Market
Potential Residential Rental Market

Figure 7

With survey results indicating substantial interest in housing in downtown
Oregon City, we looked to residential rental rates in neighboring cities to
determine what the potential residential rental market might be in Oregon
City. There are currently five apartments located in downtown. The mixed-use
building is located at 1408 Washington Street and currently commands rents
of $0.87 per square foot per month. However, this small sample size is hardly
representative of what the residential market could bear.
We looked up residential rental costs for cities throughout the Portland
metropolitan region via HotPads.com. Our findings indicate that the median
rent for an apartment or condo in Oregon City is $890 per month, which is
also the average rental rate for a 2-bedroom unit in Oregon City (Figure 7).
Oregon City median rental prices ranged from $685 for a studio to $1650
for a 4-bedroom. As we anticipated, Oregon City’s rents were considerably
lower than those of Portland (with a median rental cost of $1,270 compared
to Oregon City’s $890). However, Oregon City’s median rent was higher than
its neighboring cities of Milwaukie ($815) and Canby ($775). Not surprisingly,
Oregon City’s median rents were also far lower than those of nearby affluent
suburbs of West Linn ($1,200) and Lake Oswego ($1,150).
We then searched for available multi-family rentals in cities near Oregon City via
Zillow.com. We compiled a database of 170 available units in Canby, Gladstone,
Happy Valley, Lake Oswego, Oak Grove, Oatfield, Oregon City, Tigard, Tualatin,
West Linn, and Wilsonville. However, we decided to exclude Canby, Happy
Valley, Oak Grove, and Oatfield because of small sample sizes. On the date we
compiled our database there were no multi-family units for rent in Aurora, St.
Paul, Dundee, Hubbard, Woodburn, Beaver Creak, Estacada, Boring, or Sandy.
Our database includes city, number of bedrooms, square footage, and price.
Units that did not include all of these factors in the listing were not included.
Single-family homes were not included because downtown Oregon City’s
zoning does not allow detached dwellings except for accessory dwelling units.
In our database we also included whether or not the unit was located downtown
or outside downtown. Unfortunately, we did not have enough units available
for rent in each downtown to calculate a meaningful differential between
downtown and not downtown rentals for all of the cities. Based on our back-
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of-the-envelope calculations, it appears that downtown units in Lake Oswego
are renting for approximately $0.20 more per square foot than those outside
downtown while units in downtown Milwaukie are renting for approximately
$0.12 less than those outside downtown.
We then calculated the price per square foot of each unit and found the
median cost per square foot for each unit type for each city (Figure 8). Cost
per square foot rental rates in our sampled cities ranged from $0.65 per square
foot for a 1200 square foot  2-bedroom in Milwaukie to $2.50 per square foot  
for a 1000 square foot studio apartment in Lake Oswego. The median cost per
square foot was $1.06 and the average cost per square foot was $1.09.

Current Multi-Family Market
We found that Oregon City multifamily rentals were listed at median
Oregon City multi-family
prices of $1.22 per square foot for
rentals were listed at median
1-bedrooms, $1.02 for 2-bedrooms,
and $1.05 for 3-bedrooms, for a
prices (all unit-types) of $1.05
total median for all unit-types of
per square foot
$1.05. This median square foot cost
was higher than that of Gladstone
at $0.85 per square foot, Tigard
at $0.99, and Tualatin at $1.00. It
was slightly lower than Milwaukie at $1.08 and considerably lower than Lake
Oswego at $1.40. It was also slightly lower than the median square foot cost
reported in a recent survey conducted by Multi-Family Northwest, which listed
Oregon City’s median cost per square foot for residential at $0.98 per square
foot and the Portland Metro’s median cost per square foot at $1.04. The MultiFamily Northwest study was cited in an Oregonian article by Elliot Njus, entitled
“Apartment market grows tighter, but rent increases slow,” dated 4/17/13.
Our theory for the discrepancy between the median price per square foot we
calculated and the price calculated by Multi-Family Northwest is that the units
currently available may be smaller on average than the units already rented.  
Cities with large suburban areas such as Oregon City have larger homes on
average than the dense, urban areas of Portland’s central city. There are more
large detached rentals in the suburbs and they draw a lower cost per square
foot than studio and 1-bedroom apartments, so it may be that the lower rent
per square foot on large units pulls the median down.

Studio and 1-bedroom units often claim higher rents than 2-bedroom units.
Our survey respondents preferred one and two bedroom units (particularly if
downsizing once their children left the household), so providing small units
would likely not only meet the needs of our target market better than larger
units, but would also command higher rents per square foot and be more likely
to pencil out.

Figure 8

Figure 9

Additionally, when we look instead at average cost per square foot rather
than median cost per square foot we find that Oregon City is commanding
an average of $1.10 per square foot, which is on par with Milwaukie ($1.09),
West Linn ($1.11), and Wilsonville ($1.15), and higher than Tualatin ($1.01)
and Tigard ($1.04). Lake Oswego’s cost per square foot is considerably higher
with an average of $1.43 per square foot and Gladstone’s is considerably lower
at $0.86. We understand that medians are used by the real estate industry,
but the median price per square foot for all multi-family units in Oregon City
includes many units that are larger than downtown apartments would likely
be. Average rental rates in Oregon City are higher than the median rental rates,
indicating that the rental market for small units in Oregon City may be healthier
than it initially appears.  
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Current Multi-Family Market
Realtor Confirmation
We vetted our findings with local real estate agents. One of the realtors
confirmed that $1.24 per square foot is a decent estimate for Oregon City
rentals. He also stated that, in his experience, Oregon City commands higher
rents than Milwaukie, despite Milwaukie’s closer proximity to Portland. He
indicated that Oregon City’s historic character is a contributing factor, but its
convenient location also increases Oregon City’s marketability compared to
some other Portland suburbs.
As the Multi-Family Northwest article notes, Portland’s rental market is very
tight, with vacancy rates around 3-4% for the metro area. According to
the article, Oregon City’s vacancy rate is 3.7%. Realtors stated that clients
sometimes ask about loft apartments or condominiums in downtown Oregon
City and are disappointed to discover there are just a handful of units. One of
the realtors said that he would live in downtown Oregon City himself if highquality housing were available in the historic core.
Although our urban-suburban differential calculation was rough, it was in-line

Oregon City’s vacancy rate is 3.7%

with realtors estimates that people would pay 10-15% less for downtown units
initially. One realtor pointed out that rents in Portland’s Pearl District were low
initially and that the area was occupied primarily by artists and other “creatives.”
Once the residential market took off, rents increased considerably. Another
realtor explained that there are not yet enough businesses and amenities for
people to pay a premium for living in downtown Oregon City, especially if they
must contend with train noise and long-term parking challenges. The realtor
believed this would eventually shift as more amenities become available and if
a  rail quiet zone is enacted. He suggested that people would likely be willing to
ignore the inconveniences if a developer was able to construct residential units
that captured views of Willamette Falls. He also suggested that shared parking
would probably be a viable option for providing parking for residential uses
since so much of the parking in downtown is used during the business day by
the county courthouse and supporting services and is not in demand at night.
When asked why there are so few housing options available in Downtown
12

Oregon City if there is a demand for it, one of the realtors stated that the
System Development Charges (SDCs) are too high for development to pencil
out. He indicated that a reduction would be beneficial to kick-start the housing
market downtown, even if it was only available for a limited period of time or
for the first project or two. Train noise was also stated as a concern, so a quiet
zone would go a long way towards increasing marketability.  
The realtors indicated that they believe the first project should be a high-quality,
market rate development, rather than affordable housing. They suggested
including amenities such as a gym and a pool to increase the marketability
of the units. They noted that the target market would likely be young single
professionals, young couples, and baby boomers, which lines up with the
findings of our survey. They also indicated that residents of Lake Oswego and
West Linn might choose to move to downtown Oregon City as rents increase
in those cities.
The realtors recommended that the first project be rentals rather than
condominiums since buyers will be as hesitant as developers to invest initially.
One of the realtors suggested constructing the first residential project in
downtown Oregon City as condominiums (with a double-wall construction)
but renting them initially. If the rental market proves feasible buyers will begin
requesting condos and the units could then be sold rather than rented. He also
noted that condominium associations would have Home Owners Association
fees. It might be possible to structure the fees in such a way that a small
percentage of these fees are used to slowly reimburse Oregon City for the
revenue that would be lost initially by reducing SDC fees or writing down
property values.
Several cities that we studied for our Case Studies report found that a
pioneering developer can prove the market for housing downtown by investing
in properties when no other developers are willing to take on the risk. Once
he or she is successful, other property owners and developers often follow
suit. One of the realtors with whom we spoke suggested that the marketing
campaign for downtown living in Oregon City could be explicit about recruiting
Realtors stated that clients sometimes ask about loft
apartments or condominiums in downtown Oregon City and are
disappointed to discover there are just a handful of units

Financial Feasibility Analysis
pioneer residents. She noted that this would be particularly clever in Oregon
City because of its history as the first city in the Oregon Territory and the end
of the Oregon Trail. She noted that Oregon City’s charm, character, and rich
history could be drawn on in the marketing campaign for downtown housing.
In discussion with development professionals, we developed two proposals,
each using different assumptions, to analyze how market-rate residential
development could “pencil out” in downtown Oregon City. This hypothetical
analysis is highly dependent on the many financial variables that go into a
speculative development project. Our conclusions are based on one particular
financial model, but allow analysis of how the financial feasibility of a project
can be improved based on different assumptions.
We analyze financial feasibility in terms of return on total cost (RTC) and return
on total equity (RTE). These two measures are typically used in the development
community to make a high-level determination of whether a project may be
worth pursuing further. Generally, development professionals and investors
seek RTC in excess of 9% and RTE in excess of 10%. While other considerations
are also key to determining whether a speculative development project moves
forward - cash equity required, financing terms, relative risk, etc. - these serve
as good proxies for development feasibility: the higher the RTC and RTE, the
more likely the project is to pencil out.  Detailed pro formas can be found at
the end of this report.

10th & Main Site

professionals, were used to assess feasibility:
•
•
•
•
•

$1.25 per square foot per month in residential rent
$15.00 per square foot per year in commercial rent
8% market capitalization rate
70% loan-to-value ratio for construction loan; 50% developer fee deferral
10% vacancy factor

Two different financing scenarios were developed. The first assumed no public
assistance with the project and hard construction costs of $120 per square
foot, based on input from local development professionals and the RSMeans
online cost estimating tool (http://www.rsmeans.com/calculator/index.
asp?specialUser=FSONL). The second scenario assumed that land costs would
be $0, system development charges would be waived, and the state’s vertical
housing tax credit program implemented. These assumptions significantly
reduce the “soft” costs of development. Project construction costs savings
were also assumed, due to potential improvement grants available from the
Urban Renewal Commission, at a reduction of $10 per square foot.
An RTC of 5.4% and RTE of 5.0% result under the first scenario (Figure 10).
These rates of return are far below what would be considered feasible by
developers or investors. However, the second scenario results in a significantly
more feasible project due to reduced costs. With this scenario, an RTC of 7.2%
and RTE of 8.7% result, which is much closer to financial feasibility in the
speculative development market.

The vacant 10th and Main site, owned by the City of Oregon City, presents an
excellent opportunity for new, small-scale development. Our program scenario
for this site is significantly different from that proposed in the Development
Opportunity Study, which primarily consisted of office and retail uses. We
developed the following program as a starting point to evaluate financial
feasibility:
•
•
•
•

Three story building, footprint approximately 4,900 square feet
Surface parking, 16 parking stalls total
4,900 square feet of ground floor retail
16 apartments, a blend of studios and one bedrooms, in the top two
stories
The following financial assumptions, based on input from local development

Public financial incentive tools - property write-downs, fee
reductions, and tax credits - can reduce costs to the point
where development is more likely to pencil out
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Financial Feasibility Analysis
Multnomah Lodge (707 Main Street)
The Lodge building is one of the iconic historic buildings in downtown
Oregon City. In conversations with developers, community members, and
many others, this building was repeatedly mentioned as a good candidate
for adaptive reuse of several floors. This property was analyzed by Metro
as part of the Multnomah Lodge Adaptive Reuse Case Study in 2011. The
study ultimately concludes that residential adaptive reuse of the building is
financially infeasible, based on the following assumptions:
•
•
•
•
•
•
•
•

General renovation of the building to include 11 office units, 2 retail
spaces, and 13 apartments of varying sizes for a total leasable square
footage of 19,320 feet. No parking improvements were assumed.
$1.25 per square foot in residential rent
9% market capitalization rate
Permanent loan financing rate of 6%, 25 year term, 10 year maturity
70% loan-to-value ratio for construction loan financing
13% vacancy factor
Net operating costs equal to 50% of revenue
No analysis of soft costs

With these assumptions, and a total project cost in excess of $4,000,000, the
project as presented would not have made financial sense. Instead of the full
program, we analyzed the costs and income associated with a scaled-down
version of this program with our model, with the following assumptions:
•
•
•
•
•
•
•
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General renovation to include 13 one-bedroom apartments
$1.25 per square foot per month in rent
8% market capitalization rate
Same construction and permanent loan financing assumptions as the
Adaptive Reuse Study
10% vacancy factor
Soft costs included (the adaptive reuse study did not include soft costs),
though no developer fee and reduced system development charges and
other soft costs normally associated with new development
Less conservative net operating costs equal to approximately 33% of
year one net operating income (the Adaptive Reuse Study used 50%)

These assumptions are a blend of those made in the adaptive reuse study
and our own based on the advice of development professionals.  The most
significant difference between Metro’s case study and our analysis is the
site program (13 apartments, as opposed to residential, retail, and office
uses) and construction costs. For our purposes, general building shell, core
improvements, and apartment construction costs were considered, excluding
voluntary seismic upgrades and facade improvements contemplated under
the Adaptive Reuse Study. This yields approximate total project costs (all soft
and hard costs) of $141 per square foot.
Applying our model results in an RTC and RTE of 8.3% and 7.9%, respectively.
If project costs could be reduced through tax credits, fee reductions, or other
means, the financial feasibility of the project would increase greatly (Figure
11).

Discussion
There are many variables in estimating whether a speculative development
project will “pencil out.” The general assumptions made above for these two
very different projects illustrate several fundamental financial challenges for
residential development in Oregon City.
First, it is clear that residential rents of $1.25 per square foot do not generate
enough income to make downtown residential projects feasible, given costs.
Additionally, these rents are speculative, as there are few existing market
comparables to determine the range of potential rents in downtown Oregon
City. Because of the lack of market comparables, and perceived risk, private
lenders are unlikely to give favorable financing terms to development of this
type.
However, public assistance can help make projects financially feasible. The
public financial participation tools listed above are all readily available to
Oregon City. These tools can reduce costs to the point where development
is more likely to pencil out. It is very likely, based on this analysis and similar
studies done in Oregon City, that public financial incentives of some kind will
be required in order to generate significant developer interest in downtown
development.

Financial Feasibility Analysis
Figure 11

Figure 10
10th and Main - New
Construction

Scenario 1
Assumes no
public financial
incentives.
Market-rate
mixed-use
development.

Scenario 2

Project facts
Site Area (sq ft)

Multnomah Lodge - Adaptive Re-use

Assumes public financial
incentives, including SDC
waivers, land write-down,
cost reductions through
urban renewal grants, and
tax credits.

Scenario
Assumes no seismic upgrades
and only those improvements
necessary for reconfiguring the
building space for apartments. No
SDCs included; developer fee also
assumed to be waived.

Project facts
9,970

Site Area (sq ft)

N/A

No. surface parking spots 16

9,970

16

No. surface parking spots

None

Gross square footage

15,900

15,900

Gross square footage

10,250

Number of stories

3

3

Number of stories

2

Number of residential
units

16

16

Number of residential units

13

Residential square
footage

9,800

9,800

Residential square footage

9,750

Rent (per sq ft per month) $1.25

$1.25

Rent (per sq ft per month)

$1.25

Commercial square
footage

4900

4900

Commercial square footage

0

Rent (per sq ft per year)

$15.00

$15.00

Rent (per sq ft per year)

N/A

Land cost (per sq ft)

$15.00

$15.00

Hard construction costs
(per sq ft)

$137.00

$126.00

Soft costs (per sq ft)

$52.00

$36.00

Total project cost:

$3,157,845

$2,566,169

Return on Total Cost

5.40%

7.20%

Return on Total Equity

7.20%

8.70%

Costs

Results

Costs
Land cost (per sq ft)

N/A

Hard construction costs (per sq ft)

$110.00

Soft costs (per sq ft)

$32.00

Total project cost:

$1,450,802

Results
Return on Total Cost

7.90%

Return on Total Equity

8.30%
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Pro Formas
10th & Main Pro Formas
Without Public Assistance

Proforma results

10th and Main Property
Density (du/acre)

70

16 surface parking stalls

PROJECT FACTS:
Site Area
Number of stories
Studio
One bedroom

Total residential
Retail space
interior common area sq.ft.
Gross area
FAR
Net Leasable
Studio
One bedroom
0
0
0
0
0
Net Leasable Residential
decks
Retail space
Net Leasable Retail
Total leasable
GROSS BUILDING AREA
TOTAL NET LEASABLE
Overall Efficiency

16

16
1

500 sq.ft
700 sq.ft

4,900 sq.ft

17

7
9

16
2
1
1

$76,658

Construction loan

$1,710,091

Cash equity required

$1,274,440

Return on Total Cost

5.4%

Return on Equity
Cash on cash 10 year IRR

5.0%
7.2%

CONSTRUCTION LOAN CALCULATION
sq.ft

7
9

year one cash flow

500
700
-

sq.ft
sq.ft
sq.ft
sq.ft
sq.ft
sq.ft
sq.ft

150 sq.ft. total
4,900 sq.ft

9,970
3
3,500
6,300
0
0
0
0
0
9,800
4,900
1200
15,900
1.59
3,500
6,300
0
0
0
0
0
9,800
150
4,900
4,900
14,700
15,900
14,700
92%

Interest Rate
Const term (Months)
Rental term (months)
Construction Loan, max of term loan
Const. Loan, % of cost
Const. loan, min of term loan or 70% of cost
Loan-to-Cost
Loan-to-Value
Const. Period Drawdown Factor
construction period interest
rental period interest
Interest

625.00
875.00

75%

5.50%
7
3
$1,710,091
$2,346,667
1,612,921
51.08%
70%
55%
$30,176
$27,789
$57,965

PERMANENT FINANCING ASSUMPTIONS
DCR
LTV
Loan Amount
$2,166,160
$1,483,088
Perm. Interest Rate
4.75%
4.75%
Term (Years)
30
30
Debt-Coverage Ratio
1.25
Stabilized NOI
$169,496 $
169,496
CAP Rate
8.0%
Project Value
$2,118,697
Loan-to-Value
70%
Supportable Mort, min of DCR or LTV
$1,483,088
Supportable Loan Primary Debt Service
($92,838)
DCR
1.83
Value per Net Square Foot
$133

Pro Formas
With Public Assistance

Proforma results

10th and Main Property
Density (du/acre)

70

16 surface parking stalls

PROJECT FACTS:
Site Area
Number of stories
Studio
One bedroom

Total residential
Retail space
interior common area sq.ft.
Gross area
FAR
Net Leasable
Studio
One bedroom
0
0
0
0
0
Net Leasable Residential
decks
Retail space
Net Leasable Retail
Total leasable
GROSS BUILDING AREA
TOTAL NET LEASABLE
Overall Efficiency

16
1

500 sq.ft
700 sq.ft

4,900 sq.ft

17

7
9

16
2
1
1

$76,658

Construction loan

$1,710,091

Cash equity required

$1,274,440

Return on Total Cost

5.4%

Return on Equity
Cash on cash 10 year IRR

5.0%
7.2%

CONSTRUCTION LOAN CALCULATION
sq.ft

7
9

year one cash flow

500
700
-

sq.ft
sq.ft
sq.ft
sq.ft
sq.ft
sq.ft
sq.ft

150 sq.ft. total
4,900 sq.ft

9,970
3
3,500
6,300
0
0
0
0
0
9,800
4,900
1200
15,900
1.59
3,500
6,300
0
0
0
0
0
9,800
150
4,900
4,900
14,700
15,900
14,700
92%

Interest Rate
Const term (Months)
Rental term (months)
Construction Loan, max of term loan
Const. Loan, % of cost
Const. loan, min of term loan or 70% of cost
Loan-to-Cost
Loan-to-Value
Const. Period Drawdown Factor
construction period interest
rental period interest
Interest

625.00
875.00

75%

5.50%
7
3
$1,710,091
$2,346,667
1,612,921
51.08%
70%
55%
$30,176
$27,789
$57,965

PERMANENT FINANCING ASSUMPTIONS
DCR
LTV
Loan Amount
$2,166,160
$1,483,088
Perm. Interest Rate
4.75%
4.75%
Term (Years)
30
30
Debt-Coverage Ratio
1.25
Stabilized NOI
$169,496 $
169,496
CAP Rate
8.0%
Project Value
$2,118,697
Loan-to-Value
70%
Supportable Mort, min of DCR or LTV
$1,483,088
Supportable Loan Primary Debt Service
($92,838)
DCR
1.83
Value per Net Square Foot
$133

17

Pro Formas
Multnomah Lodge Pro Forma

Proforma results
year one cash flow
Multnomah Lodge

PROJECT FACTS:

Total residential
Retail space
interior common area sq.ft.
Gross area
FAR
Net Leasable
0
One bedroom
0
0
0
0
0
Net Leasable Residential
decks
Retail space
Net Leasable Retail
Total leasable
GROSS BUILDING AREA
TOTAL NET LEASABLE
Overall Efficiency

18

sq.ft

13

750 sq.ft

13
0

sq.ft

13

13

13
2
0
0

$1,710,091

Cash equity required

$446,972

Return on Total Cost

7.9%

Return on Equity
Cash on cash 10 year IRR

8.3%
11.2%

CONSTRUCTION LOAN CALCULATION

Site Area
Number of stories
One bedroom

$37,111

Construction loan

750
-

sq.ft
sq.ft
sq.ft
sq.ft
sq.ft
sq.ft
sq.ft

150 sq.ft. total
sq.ft

10,000
4
9,750
0
0
0
0
0
9,750
0
500
10,250
1.03
0
9,750
0
0
0
0
0
9,750
150
0
0
9,750
10,250
9,750
95%

Interest Rate
Const term (Months)
Rental term (months)
Construction Loan, max of term loan
Const. Loan, % of cost
Const. loan, min of term loan or 75% of cost
Loan-to-Cost
Loan-to-Value
Const. Period Drawdown Factor
construction period interest
rental period interest
Interest

75%

5.50%
7
3
$1,710,091
$1,068,739
1,003,830
69.19%
70%
55%
$30,176
$27,789
$57,965

PERMANENT FINANCING ASSUMPTIONS
DCR
LTV
Loan Amount
$1,187,057
$1,003,830
Perm. Interest Rate
6.00%
6.00%
Term (Years)
25
25
Debt-Coverage Ratio
1.25
Stabilized NOI
$114,723 $
114,723
CAP Rate
8.0%
Project Value
$1,434,043
Loan-to-Value
70%
Supportable Mort, min of DCR or LTV
$1,003,830
Supportable Loan Primary Debt Service
($77,612)
DCR
1.48
Value per Net Square Foot
$140

Appendix E: Building Inventory
ID

Site Address

Prop. area (sq.
ft)

Historic Name

Original Use

Year Built

Bldg Construction

Historic District Eligibility

No. Stories

Building
Max. Height

In Greenway
District?

Geo
Hazard?

Floodplain?

Building Value

Land Value

Total Value

1

610 MAIN ST

11,807

Stevens Building

Oregon City Furniture

1929

brick

eligible/contributing

1

18'

2

215 7TH ST

2,309

Paciﬁc Highway Garage

Business

1920

brick; concrete

eligible/contributing

1

20'

3

610 MCLOUGHLIN BLVD

15,329

Elks BPOE #1189

Meeting Hall

1923

concrete

eligible/contributing

2

37'

4

716 MAIN ST

3,841

Petzold-Chopping Block Building

Specialty Store

1925

vertical board

not eligible/non-contributing

1

21'

5

619 MAIN ST

6,466

Andresen Building

Business

1902

brick; terra cotta

eligible/signiﬁcant

2

27'

WRG

$

177,430 $

80,607 $

258,037

6

707 MAIN ST

6,928

Masonic Temple Multnomah No. 1

1907

concrete; stone

eligible/contributing

4

66'

WRG

$

433,030 $

85,512 $

518,542

7

812 MAIN ST

26,084

commercial

1935

brick

eligible/contributing

1

33'

$

415,550 $

291,606 $

707,156

8

701 MAIN ST

3,674

Barclay Building

Business

1895

stucco

eligible/contributing

2

35'

WRG

$

103,160 $

45,333 $

148,493

9

703 MAIN ST

13,857

JW Cole Building

Business

1908

stucco

not eligible/non-contributing

1

31'

WRG

$

24,240 $

149,635 $

173,875
525,654

Y
WRG

Y

FP

Y

$

226,140 $

135,663 $

361,803

$

4,720 $

23,637 $

28,357

$

- $

10,678 $

10,678

$

249,730 $

24,570 $

274,300

10

702 MAIN ST

5,238

Bank of Commerce

Financial Institute

1921

brick

eligible/contributing

3

36'

$

458,220 $

67,434 $

11

706 MAIN ST

5,159

Stratton Building

Rec/Culture

1920

metal sheet; brick

not eligible/non-contributing

2

31'

$

217,920 $

46,413 $

264,333

12

714 MAIN ST

3,085

Richard Petzold Building

commercial

1905

brick; stone

eligible/signiﬁcant

2

28'

$

164,140 $

55,814 $

219,954

13

722 MAIN ST

3,487

Club-Roos Building

Department Store

1914

stucco; brick

eligible/contributing

2

27'

$

151,190 $

475,975 $

627,165

14

802 MAIN ST

0

Weinhard Building

Department Store

1895

brick; vertical board

eligible/contributing

2

44'

$

- $

- $

-

16

1301 MAIN ST

9,000

Road Related

1940

concrete block; stucco

eligible/contributing

0

27'

$

225,420 $

116,639 $

342,059

17

220 14TH ST

4,752

18

1320 MAIN ST

5,643

19

1404 MAIN ST

28,770

20

1101 MAIN ST

11,766

21

1200 MAIN ST

6,930

22

1321 MAIN ST

6,485

23

215 13TH ST

14,385

Catherine Healy House

Single Dwelling

1900

shingle

eligible/signiﬁcant

Commercial: general

1920

wood

not eligible/not contributing

KFC

Restaurant

2000

concrete

not eligible/out of period

Hogie's Pub

Commercial: general

1920

stucco; concrete block

not eligible/non-contributing

2000

concrete

not eligible/non-contributing

Larsen's Creamery

Agric. Processing

1950

concrete

not eligible/non-contributing

-

WRG

1.5

25'

$

79,760 $

54,375 $

134,135

2

35'

$

55,930 $

60,736 $

116,666

1

22'

307,346

1

16'

WRG

2

21'

WRG

2

14'

WRG

2

20'

Y

FP

$

55,730 $

251,616 $

Y

FP

$

- $

88,841 $

88,841

$

5,680 $

67,306 $

72,986

Y

$

12,050 $

76,986 $

89,036

FP

$

- $

30,996 $

30,996

FP

$

6,440 $

58,327 $

64,767

$

720 $

33,638 $

34,358

26

212 14TH ST

6,930

Mary Harris House

Single Dwelling

1904

horizontal board

eligible/signiﬁcant

1.5

0'

27

216 14TH ST

3,465

George Clark House

Single Dwelling

1867

horizontal board

eligible/signiﬁcant

1.5

0'

28

Uhaul Oﬃce

Business

1

0'

Y

$

- $

1,327 $

1,327

29

11th between Center and
Main
1109 CENTER ST

2,267

1.5

0'

Y

$

35,150 $

50,017 $

85,167

30

1516 MAIN ST

57,539

Y

$

4,285,240 $

445,738 $

4,730,978

31

504 MAIN ST

2,750

Latourette-David Barlow Building

$

140 $

29,653 $

29,793

32

524 MAIN ST

20,915

$

317,540 $

262,493 $

580,033

33

503 MAIN ST

35

108 6TH ST

6,396

520

-

wood

Single Dwelling

1898

horizontal board

not eligible/non-contributing

Road Related

1949

stucco; concrete block

eligible/contributing

1

27'

Specialty Store

1892

stucco

eligible/contributing

1

20'

Safeway Store #3

Specialty Store

1937

stucco

not eligible/non-contributing

1

25'

1,987

Kwality Cafe

Restaurant

1919

stucco

not eligible/non-contributing

1

27'

WRG

$

70,700 $

28,134 $

98,834

10,353

Riverside Auto

Business

1980

stucco

not eligible/out of period

1

22'

WRG

$

302,380 $

305,541 $

607,921

Carlson-Portland Gas and Coke
Building
Butler Building

Specialty Store

not eligible/non-contributing

437,559

36

814 MAIN ST

37

108 8TH ST

38

900 MAIN ST

15,712

39

912 MAIN ST

9,393

900

Business
Ben Franklin Saving and loan
building

1935

brick; stucco

1925

stucco

1920

concrete

not eligible/out of period

1961

brick; stucco

not eligible/non-contributing

1

20'

2

29'

3

33'

1.5

26'

FP

Y

Y
WRG

$

362,340 $

75,219 $

$

- $

- $

-

Y

$

918,050 $

178,806 $

1,096,856

Y

$

83,260 $

164,016 $

247,276

Y

FP

ID

Site Address

Prop. area (sq.
ft)

Historic Name

Original Use

Year Built

Bldg Construction

40

801 MAIN ST

40,745

Clackamas County Courhouse

41

821 MAIN ST

6,928

OC First national bank building

42

916 MAIN ST

9,775

Hopp's Building

Specialty Store

1957

concrete block

43

1002 MCLOUGHLIN BLVD

13,311

Chevron Gas Station

Road Related

2000

concrete

44

1128 MAIN ST

6,930

Ming's Auto Repair/Coyote&Hobby Business

1940

stucco

46

719 MAIN ST

3,464

Cauﬁeld-Gardner Building

Specialty Store

1888

other; granite

47

102 9TH ST

9,853

St. Paul's Episcopal Church

Religious Facility

1930

48

102 11TH ST

20,951

Commercial general

1975

49

219 11TH ST

6,930

Christian Hartmann House

Single Dwelling

50

1020 MAIN ST

7,883

WB Stokes Motor Co. Building

51

1010 MAIN ST

13,323

Oregon City Auto Parts

52

217 11TH ST

1,986

53

1001 MAIN ST

6,734

Courthouse

Historic District Eligibility

No. Stories

Building
Max. Height

In Greenway
District?

Geo
Hazard?
Y

Floodplain?

Building Value

Land Value

Total Value

1935

brick; concrete

eligible/signiﬁcant

3

58'

WRG

1946

stucco

not eligible/non-contributing

2

24'

WRG

eligible/contributing

1

19'

not eligible/non-contributing

1

0'

WRG

not eligible/non-contributing

1

25'

WRG

not eligible/non-contributing

1

22'

WRG

stucco

eligible/contributing

1

33'

WRG

vertical board; concrete

not eligible/out of period

1

21'

WRG

1891

horizontal board

eligible/contributing

1

0'

Specialty Store

1923

stucco

not eligible/non-contributing

2

29'

Y

$

9,470 $

85,074 $

94,544

Road Related

1950

concrete

eligible/contributing

1

16'

Y

$

114,170 $

153,577 $

267,747

Y

$

31,250 $

45,104 $

76,354

$

115,570 $

79,147 $

194,717

$

231,470 $

100,156 $

331,626

$

141,260 $

132,656 $

273,916

$

635,410 $

163,593 $

799,003

Single Dwelling

1920

horizontal board

eligible/contributing

1

0'

Fairclough-Sarchet Building

Department Store

1901

stucco; brick

eligible/contributing

1

0'

Y

Y

Y

Y

WRG

54

1002 MAIN ST

8,680

Dutch Brothers

Business

1998

vertical board

not eligible/out of period

1

0'

55

1224 MAIN ST

14,385

Active Water Sports

Road Related

1930

concrete

eligible/contributing

1

26'

WRG

56

901 MAIN ST

13,893

US National Bank

Financial Institute

1956

brick; terra cotta

eligible/contributing

1

26'

WRG

Y

Y

$

8,088,010 $

457,589 $

8,545,599

$

1,422,950 $

81,278 $

1,504,228

$

8,150 $

109,354 $

117,504

$

820,000 $

463,616 $

1,283,616

$

- $

73,131 $

73,131

$

293,390 $

44,983 $

338,373

$

238,480 $

121,929 $

360,409

$

136,990 $

104,857 $

241,847

$

87,210 $

58,461 $

145,671

57

718 MAIN ST

3,445

Star Theater

Theater

1912

stucco

eligible/contributing

1

21'

$

58,880 $

42,574 $

101,454

58

712 MAIN ST

3,457

Old City Hall/McCald Building

Department Store

1925

brick; concrete

eligible/signiﬁcant

2

31'

$

375,230 $

44,847 $

420,077

59

505 MAIN ST

2,000

505 Tavern

Commercial: general

1940

concrete

not eligible/non-contributing

1

27'

WRG

$

67,600 $

26,090 $

93,690

60

507 MAIN ST

6,747

Harding Building

Specialty Store

1970

synthetic stone; stucco

not eligible/out of period

2

27'

WRG

$

275,140 $

40,562 $

315,702

61

818 MAIN ST

6,289

Safeway Store #1

Specialty Store

1928

brick

eligible/contributing

1

20'

Y

$

40,370 $

74,153 $

114,523

62

820 MAIN ST

12,257

Pioneer National Title Co.

Business

1951

concrete; metal

not eligible/non-contributing

1

20'

Y

$

642,100 $

138,861 $

780,961

63

1009 MAIN ST

6,925

Clackamas Auto Parts

Road Related

1946

stucco; ceramic tile

eligible/contributing

$

98,640 $

81,278 $

179,918

64

911 MAIN ST

43,457

Safeway Store #4

Specialty Store

1949

pebble-ﬁnish stucco; concrete not eligible/out of period

Y

$

1,363,570 $

481,660 $

1,845,230

65

723 MAIN ST

3,464

Wallace Cauﬁeld Building

Business

1936

stucco

not eligible/non-contributing

1

22'

WRG

$

688,010 $

42,763 $

730,773

66

624 MCLOUGHLIN BLVD

7,324

Pantorium Cleaners

Business

1945

stucco

eligible/contributing

2

27'

WRG

$

103,600 $

94,783 $

198,383

67

603 MAIN ST

6,100

1864

stucco; brick

eligible/contributing

2

37'

WRG

$

75,680 $

77,710 $

153,390

515 MAIN ST

8,761

Myers-Bank of Oregon CityEnterprise Building
Klossen Building

Department Store

68

Restaurant

1931

stucco; brick

not eligible/non-contributing

1

22'

WRG

$

165,900 $

102,390 $

268,290

69

502 MAIN ST

2,459

Business

1950

brick

eligible/contributing

1

20'

$

- $

28,324 $

28,324

70

214 6TH ST

2,865

Greyhound Bus Depot

Road Related

1949

stucco

eligible/signiﬁcant

2

25'

$

5,750 $

29,302 $

35,052

71

616 MAIN ST

5,217

Stevens-Howell Building

Department Store

1900

stucco; wood

eligible/contributing

1

18'

$

73,870 $

60,167 $

134,037

72

622 MAIN ST

7,641

Price Brothers Store

Department Store

1920

vertical board

not eligible/non-contributing

1

18'

$

46,300 $

103,251 $

149,551

73

210 7TH ST

4,205

Penny Cash Market

Business

1921

stucco

not eligible/non-contributing

1

18'

$

72,670 $

47,742 $

120,412

74

216 7TH ST

3,337

Montgomery Ward-Depot Barber
Building

75

300 MAIN ST

6,930

1

0'

WRG

2

26'

WRG

Business

1928

stucco

eligible/contributing

1

18'

$

46,030 $

39,843 $

85,873

Industrial: general

1949

concrete block

not eligible/non-contributing

1

20'

$

55,930 $

72,693 $

128,623

