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EXECUTIVE SUMMARY

Figure ES-1. Recommended Core Area Urban Renewal/TIF Area
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Executive Summary

CORE AREA PROJECT
ACCOMPLISHMENTS

Beginning in early 2019, the City of
Bend set out to create a common
vision and implementation plan
that included the use of urban
renewal/tax increment financing
(TIF) as a funding mechanism to
support strategic investments in
the area. The Core Area Project
(CAP) process brought together
City representatives, taxing
districts, property owners, area
residents, and other stakeholders
to guide the planning process and
its implementation. These groups
worked together to successfully:

e Establish guiding principles
for the CAP process and its
implementation;

e Create an urban design
framework;

e Determine the boundary and
feasibility of a new urban
renewal/TIF area;

Identify urban renewal/

TIF investments, including
transportation and infrastructure
projects, affordable housing
assistance, public and open
space facilities, wayfinding, and
development assistance;

Develop an implementation plan
and action plan to complement
the urban renewal/TIF
recommendations;

Identify and remove regulatory
barriers to development,
particularly for housing; and

Recommend a new urban
renewal/TIF area, and complete
a draft Urban Renewal/TIF Plan
and Report per state statute for
intergovernmental review.




WHY THIS PLAN?

The need for this project stems
from several goals and policies
adopted in Bend’s 2016
Comprehensive Plan update.
The Comprehensive Plan
recognizes Bend’s Central
Core as has having a unique
potential for quality, urban-
scale development—the City’s
best opportunity to “grow up.”

In 2018 the City Council
evaluated implementation
needs and opportunities for
the Comprehensive Plan and
concluded that more work was
needed to unlock the potential
of the Core Area.

To date, the Core Area has
underperformed—development
has been mostly single-

story retail and remodels. No
housing has been built, despite
the City’s 2016 Urban Growth
Boundary (UGB) goals for 400
new housing units by 2028 and
1,800 new housing units by
2040. The Council authorized
the Core Area Project to:

EXECUTIVE SUMMARY

1. Evaluate the feasibility of
urban renewal/TIF and
proactive city investments
and initiatives in the Core
Area; and

2. Bring together previous
planning studies into a
cohesive framework of
urban design and place
making strategies that
would complement and
guide public and private
development.

In addition to its growth
management and public
investment role, the project
provided, and will continue
to provide, a forum for
coordination and integration
between various city plans
and initiatives that apply in
the Core Area, including:
the Transportation System
Plan (TSP) update, Bend's
housing initiatives, the Bend
Community Climate Action
Plan (CCAP) implementation,
and ongoing capital
improvement planning.

CITY OF BEND CORE AREA PROJECT REPORT |
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FROM STUDY AREA TO URBAN RENEWAL/TIF AREA

Urban renewal/TIF boundary decisions
are foundational; they play a primary

role defining in the financial viability and
effectiveness of any urban renewal/TIF
plan. Tax increment is the primary funding
source for urban renewal/TIF and may
only be collected from inside an adopted
boundary, and tax increment dollars may
only be spent inside the boundary.

Figure ES-2. Core Area Boundary Process
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The process for establishing and refining
the urban renewal/TIF boundary as part
of the Core Area Project included:

e Conducting an initial analysis of the ¢

CAP study area, including the six sub-
areas;

e Projecting the tax increment,
estimating Maximum Indebtedness

[ cAP Study Area
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(MI), and estimating the amount of
funding available based on an initial
boundary recommendation; and

Making several small boundary
refinements to add or remove
additional properties based on their
zoning or development potential.
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CORE AREA PROJECT TIMELINE

PROJECT RECOMMENDATIONS AND THE 2019-2020

)

UIDING PRINCIPLES

URBAN RENEWAL/TIF FEASIBILITY

Urban Renewal
Advisory Board
Kickoff Meeting
(February 2019)

Guiding Principles
Sub-area Visioning

Development
Feasibility Analysis

Pop-Up
Outreach

+ Community
.Open House

Urban Design
Framework

Project Types
and Priorities

Urban Renewal/TIF
Boundary

evenue Projections
R J Revenue

Funding Priorities Forecasting

Urban Renewal/TIF

Feasibility Finance Plan

Implementation Plan

Community
‘Open House
Urban Renewal/TIF
Plan and Report

Core Area Report

Action Plan

Core Area
Report Adoption

May 2020

URBAN RENEWAL/TIF PLAN AND REPORT
Taxing District

CAP PROCESS

In 2019 the Bend Urban Renewal
Agency (BURA) established the Urban
Renewal Advisory Board (URAB) to
serve as the advisory committee for the
CAP process. The 18-member board,
representing a broad cross-section of
stakeholders and community members,
met eight times between February
2019 and March 2020.

The community-driven process

had active participation from URAB
members, taxing districts, property
and business owners, state agency
partners, and City officials and

staff. In addition to URAB meetings,
the process included five “pop-

up” outreach events at Core Area
businesses, two open houses, two
online surveys, and discussions with
each of the taxing districts.

Create a place where you
can live, work, and play.

This is a walkable area with
a balanced transportation
system.

This area removes barriers
and connects the East and
West sides of Bend.

This plan leads to
direct outcomes, it is
implemented.

Affordability is preserved.

Public investments
incentivize and catalyze
private development.

The planning process is

Qutreach Planning ] ) o
BURA Work """"'WCOI(mén'SS!On Project staff also provided briefings M1/ transparent and open to
ar or ession . . .
Session v and work sessions with advisory ® ® @ ensure that those affected
- option . . . . HP
Taxing R committees, Planning Commission, L L by the decisions are

Districts seeesesse
Review

- City Council
Gity Work Session

Council
Public

Hearings Urban Renewall/TIF

Area Adoption

Effective
September 2020

BURA, and City Council. The timeline
on this page summarizes the process
to-date and shows the planned steps
that will be conducted for adoption

of the Urban Renewal/TIF Plan and
Report.

<

involved in the process.

This area incorporates
sustainable and low impact
development principles and
practices.

CITY OF BEND CORE AREA PROJECT REPORT | ES-5
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Figure ES-3. Core Area Urban Design Framework

CORE AREA URBAN DESIGN
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East-West Spine

*i

Outdoor dining, visual interest, special paving

Wide sidewalks

Connected Grid

- — 4 . = . L 3 o
e bike travel Curb extensions, pedestrian-scale lighting, on- Mid-block crossing, curb extensions, stormwater
street parking treatment

Saf

Sidewalks buffered by street trees
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Gateways: Overpasses and Underpasses

Iconic form

Accessible

Well-lit Bright murals

Safe, open, visible
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DEVELOPMENT FEASIBILITY ANALYSIS

Economic Drivers

The development feasibility analysis
included interviews with landowners and
developers active in Bend as well as an
analysis of redevelopment indicators, to
understand opportunities and barriers
to development in the Core Area. The
analysis identified the following key
findings:

OPPORTUNITIES:

e Residential development is driving
the market currently and residential
demand is high.

e Demographic changes include an
increase in Boomers and Millennials
with high demand for walkable, high
amenity living.

e Opportunity Zones could yield more
equity with a lower investment.

e Recent changes to zoning, particularly
the formation of new mixed-use land
use designations such as the Mixed
Urban zone and amendments to the
BCD, have substantially increased the
intensity of what is allowed, as well as
activity and interest.

e East Downtown and BCD have the

block length and intersection density
needed for a walkable street grid that
is centrally located near Downtown.

Areas within the study area that have
close access to public and private
amenities include East Downtown,
KorPine, and the Inner Highway 20/
Greenwood Sub-areas.

Sites with longstanding owners
(low-cost basis property owners)

can leverage “land equity” into

their development projects. Those
longstanding owners who are
motivated to develop will have a
distinct advantage to those buying land
at market rates today.

BARRIERS:

e Construction costs are at a historical

high.

e Infrastructure off-site costs are

challenging.

e Absence of urban amenities and

connectivity hurt development
feasibility.

EXECUTIVE SUMMARY

Zoning changes are needed in most of
the Core Area, some more extensive
than others.

Areas zoned with more general
commercial or residential zones that
have not been updated recently, have
less market interest for development
and redevelopment.

The Core Area has a large number of
small properties (under 12,000 square
feet) and very few properties over a
one-half acre limits redevelopment
feasibility for larger scale mixed-use
projects.

Accommodating off-street parking
is the single most significant design
hurdle for small sites.

There are areas within the study area
that have significant walkability barriers
including major crossings, missing
sidewalks, and disconnected street
grids.

CITY OF BEND CORE AREA PROJECT REPORT |
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Figure ES-4. Future Core Area Development Potential
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Recent Construction Trends

An analysis of permit data in the CAP study
area from 2007-2019 found:

e Recent new “ground-up” construction is
limited and mostly single-story retail.

e More investment has occurred in
remodels.

e Wilson sub-area is seeing mostly single
family (re)development.

e The area does not yet appear to be
at the tipping point for mixed-use
development to be financially feasible.
A focus on infrastructure upgrades
(placemaking and streetscape
enhancements) and zone standard
changes could make the feasibility of
mixed-use development a reality.

Conclusions

With the introduction of infrastructure
investments and policy changes, the

study area could achieve a high level of
“desirability” and market feasibility. The
development feasibility analysis found that
the modeled building types (single story
retail, mixed-use 3-story, mixed-use 5-story,
and townhomes) have a “tipping point” land
cost of below $30 per square foot. Only two
building types (medium-rent and high-rent
mixed-use 5-story) were found to support
over $30 per square foot in land cost.

A hypothetical future redevelopment
feasibility map (Figure ES-4) shows
properties less than $30 per foot (red
dots) and $30-$40 per square foot (orange
dots). The two categories reflect the fact
that properties with a current value of
$30-40 per square foot could be possible
to redevelop but are on the far upper end
of the “tipping point” spectrum. The map
shows all properties at or below $30 per
square foot as dark red to indicate likely
redevelopment, and those $30-40 per
square foot are colored orange to indicate
possible redevelopment in the future.

Two important lessons emerge from

this analysis. First, investments in

safe walkable streets, amenities like
parks and plazas, and comfortable

and convenient connections to other
dynamic areas greatly strengthens the
underlying desirability and achievable rents
in an area.

Second, aligning the zoning with

the market potential is critically

important. If zoning standards are limiting
redevelopment and investment, public
investments in infrastructure and place-
making elements are much less likely to
catalyze substantial new investment. These
are the two most important public strategies
to align and fine tune in order to stimulate
development in these opportunity areas.
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IMPLEMENTATION PLAN

The Implementation Plan describes six key recommendations and a set of implementing actions, summarized in the following table.

Table ES-1. Summary of Implementation Plan Recommendations

Recommendation Recommended Actions

1. Adopt an Urban 1.1. Adopt an Urban Renewal/TIF Plan and Report.
Renewal/TIF Area

2.1. Remove barriers to development/redevelopment, particularly for housing
and mixed-use development in the BCD.

» Allow for more housing and focus non-residential mixed-use requirements to designated
Main Streets.

e Simplify and reduce parking requirements.
2. Update the
Development Code
and Zoning 2.2. Evaluate code updates to Commercial Limited (CL) and Commercial General (CG)
zones in the Core Area to remove barriers to development/redevelopment..

» Provide flexibility for private development in balance with public needs.

2.3. Evaluate code updates in other zones in the Core Area to remove barriers
to development/redevelopment, particularly for housing.

2.4. Evaluate land use designation changes (Inner Greenwood & SE 2nd Street)
in the Core Area.

CITY OF BEND CORE AREA PROJECT REPORT | ES-11
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Recommendation Recommended Actions

3.1. Include the Core Area in a citywide tax exemption program.

3. Create Development . , . .
. P 3.2. Modify the System Development Charge (SDC) Financing Program in the Core Area.
Incentive Programs

3.3. Explore land exchange opportunities.

4.1. Invest in key infrastructure and public realm amenities: Prioritize projects that achieve
Core Area goals in future infrastructure plans.

4.2. Invest in key infrastructure and public realm amenities: Continue community conversations

4. Design and Build i _ _ _ e
to locate and invest in public attractions within the Core Area.

Key Infrastructure
and Public Realm 4.3
Amenities

. Invest in key infrastructure and public realm amenities: Collaborate and identify
opportunities for synergistic public realm projects.

4.4. Expand capacity to administer Local Improvement Districts (LIDs) and reimbursement
districts.

5.1. Update street standards, specifications, and codes for streets within the Core Area.
5. Update Street

Standards and 5.2. Adopt mobility guidelines.

Mobility Guidelines ) ] o
5.3. Proactively monitor and manage parking in the Core Area.

6.1. Form advisory committee(s) for implementation of the Urban Renewal/TIF Plan.
6. Involve Stakeholders

in Future Policy
and Program 6.3
Development

6.2. Develop a business improvement program.
. Support housing that is affordable.

6.4. Incorporate Community Climate Action Plan (CCAP) strategies.

ES-12 | CITY OF BEND CORE AREA PROJECT REPORT




ACTION PLAN

The Action Plan describes the “what,
when, and who” of the implementing
work proposed for the Core Area
Project. The implementation of
these recommendations will occur
over many years. This Action Plan
focuses on the 2020-2023 period,
when the recommended projects and
programs will be launched and the
“early successes” of the Core Area
Project will be delivered.

Each recommended action includes
“Implementation Timing." The time
durations are:

Near Term: Through the 2019-2021
budget cycle (1.5 years)

Mid-Term: Fiscal Years (FY) 2021
through 2023 (1.5 to 3.5 years)

Long-Term: Through FY 2023 (3.5

<
@
Q
=
n

~

Ongoing: Continues beyond FY

N
o
N
w

EXECUTIVE SUMMARY

2020 2021 2022 2023
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
ADOPT AN URBAN RENEWAL/TIF AREA
Adopt an Urban Renewal/TIF Plan and

Adont D |

UPDATE THE DEVELOPMENT CODE &
ZONING

Remove barriers to development in the BCD .
Evaluate code updates to CL and CG zones
Evaluate code updates in other zones

Evaluate land use designations changes

CREATE DEVELOPMENT INCENTIVE
PROGRAMS

Include the Core Area in a citywide tax
exemption program

Modify the SDC Financing Program
Explore land exchange opportunities

DESIGN & BUILD KEY INFRASTRUCTURE & PUBLIC REALM
AMENITIES

Prioritize projects that achieve Core Area |
goals

Continue community conversations to locate
and invest in public attractions

Collaborate and identify opportunities for
synergistic public realm projects

Expand capacity to administer LIDs and
reimbursement districts

UPDATE STREET STANDARDS & MOBILITY
GUIDELINES

Update street standards, specifications, and
codes for streets within the Core Area

|

Adopt mobility guidelines

Proactively monitor and manage parking

INVOLVE STAKEHOLDERS IN FUTURE POLICY & PROGRAM
DEVELOPMENT

Form advisory committee(s) for
implementation of the Plan |

Develop a business improvement program ‘
Support housing that is affordable
Incorporate CCAP strategies

CITY OF BEND CORE AREA PROJECT REPORT | ES-13
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INTRODUCTION

Figure 1. Recommended Core Area Urban Renewal/TIF Area
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Chapter 1

Introduction

PURPOSE

The purpose of this report is

to summarize the findings and
recommendations from Bend’s
Core Area Project (CAP).
Beginning in early 2019, the City
set out to create a common vision
and implementation plan that
included the use of urban renewal/
tax increment financing (TIF) as
a funding mechanism to support
strategic investments in the area.

The CAP process brought together
City representatives, taxing
districts, property owners, area
residents, and other stakeholders
to guide the planning process and
its implementation. These groups
worked together to successfully:

e Establish guiding principles
for the CAP process and its
implementation;

e Create an urban design
framework;

e Determine the boundary and

feasibility of a new urban
renewal/TIF area;

Identify urban renewal/

TIF investments, including
transportation and infrastructure
projects, affordable housing
assistance, public and open
space facilities, wayfinding, and
development assistance;

Develop funding strategies,
incentives, and implementation
tools to complement urban
renewal/TIF;

Identify and remove regulatory
barriers to development,
particularly for housing; and

Recommend an urban renewal/
TIF area and complete a draft
Urban Renewal/TIF Plan and
Report per state statute for
intergovernmental review.




Why this plan?

The need for the Core Area Project
stems from several goals and
policies adopted in Bend’'s 2016
Comprehensive Plan Update,
including:

e Implement an overall strategy to
“wisely grow up and out.”

e “Encourage the city’s evolution from
small town to livable city, with urban
scale development, amenities, and
services in appropriate locations,
while preserving and enhancing the
natural environment and history of
the community."

e “Encourage vertical mixed-use
development in commercial and
mixed-use zones, especially where
those occur within the Central Core,
Opportunity Areas and along transit
corridors.”

e “Encourage infill and redevelopment

of appropriate areas within Bend'’s

Central Core, Opportunity Areas and

transit corridors.”

The Comprehensive Plan recognizes
Bend’s Central Core (including the
667-acre study area evaluated in

the CAP process) as has having a
unique potential for quality, urban-
scale development—the City’s best
opportunity to “grow up.”

In 2017, the City Council evaluated
implementation needs and
opportunities for the Comprehensive
Plan and concluded that more work
was needed to unlock the potential of
the Core Area.

To date, the Core Area has
underperformed—development has
been mastly single-story retail and
remodels. No housing has been built,
despite the City’s goals for 400 new
housing units by 2028 and 1,800 new
housing units by 2040. The Council
authorized the Core Area Project to:

1. Evaluate the feasibility of urban
renewal/TIF and proactive City
investments and initiatives in the
Core Area; and

1 Bend Comprehensive Plan, Chapter 11 Growth Management, page 19, selected goals and Policy 11-1

INTRODUCTION

2. Bring together previous planning
studies into a cohesive framework
of urban design and place making
strategies that would complement
and guide public and private
development.

In addition to its growth management
and public investment role, the

Core Area Project provided, and

will continue to provide, a forum for
coordination and integration between
various city plans and initiatives that
apply in the Core Area, including:

e The Transportation System Plan
(TSP) update;
e Bend’s housing initiatives;

e The Bend Community Climate

Action Plan (CCAP) implementation;

and

e Ongoing capital improvement
planning.

CITY OF BEND CORE AREA PROJECT REPORT
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INTRODUCTION

Figure 2. Citywide Context
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AREA CONTEXT

The Core Area is made up of 667 acres located in the
heart of Bend. Bend's Comprehensive Plan describes
the "central core" surrounding the study area as follows:

"The central core offers proximity to downtown,
the Deschutes River, Mirror Pond, Juniper
Park, many other smaller parks, and a variety
of regional destinations; a walkable street grid;
neighborhoods with historic character; successful
small neighborhood centers and corridors (2nd
and 4th Streets, 8th and 9th Streets, Newport
Avenue, Galveston Avenue, SW 14th Street);
access to a high concentration of jobs by a
variety of modes; and transit service." ?

The Core Area includes four of the nine citywide
“opportunities areas” that were identified in the 2016
Comprehensive Plan update. These opportunity

areas are locations within the City where growth is
encouraged, and include the Bend Central District
(BCD), KorPine, East Downtown, and Inner Highway 20/
Greenwood. While the Comprehensive Plan describes
a vision for each of these opportunity areas, the initial
study area for the CAP project also includes two new
sub-areas: Division and Wilson. These two areas have
received little planning investment to-date.

2 Bend Comprehensive Plan, Chapter 11 Growth Management, page 5




From Study Area to Urban Renewal/TIF Area

Urban renewal/TIF boundary decisions
are foundational; they play a primary
role defining in the financial viability and

effectiveness of any urban renewal/TIF plan.

Tax increment is the primary funding source
for urban renewal/TIF and may only be
collected from inside an adopted boundary,
and tax increment dollars may only be
spent inside the boundary. The process for
establishing and refining the urban renewal/
TIF boundary as part of the Core Area
Project included the following steps:

Figure 3. Core Area Boundary Process
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Initial Study Area

e Initial Boundary Guidance: The project
team conducted an initial analysis of each
of the sub-areas within the study area
boundary and presented a preliminary
recommendation for the urban renewal/
TIF area boundary for advisory committee
consideration.

e Preliminary Boundary: The advisory
committee considered the preliminary
recommendations, provided input on
the sub-areas within the study area, and
made an initial boundary decision.
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Evaluation

INTRODUCTION

e Financial Analysis: The project team
used the preliminary boundary as the
basis for projecting tax increment,
estimating Maximum Indebtedness (Ml),
and estimating available funding.

¢ Boundary Refinements: Based on the
final project list, the committee made
several small boundary refinements to
add right-of-way or include additional
properties based on their zoning. Several
properties were removed due to their
zoning or lack of redevelopment potential.

Recommended Care
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INTRODUCTION

Figure 4. CAP Study Area Sub-Areas
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CORE AREA PROJECT TIMELINE

PROJECT RECOMMENDATIONS AND
URBAN RENEWAL/TIF FEASIBILITY

Urban Renewal
Advisory Board
Kickoff Meeting
(February 2019)

Guiding Principles
Sub-area Visioning

Pop-Up Development

Urban Design Outreach Feasibility Analysis

Framework
Project Types Community
and Priorities .Open House
Urban Renewal/TIF

Boundary

Revenue Projections Belanlc
Funding Priorities Forecasting

Urban Renewal/TIF

Feasibility Finance Plan
Implementation Plan

Action Plan

Community
‘Open House
Urban Renewal/TIF
Plan and Report

Core Area Report

Core Area
Report Adoption

May 2020

URBAN RENEWAL/TIF PLAN AND REPORT

Taxing District

Outreach Planning

srenseees COommission
Work Session

BURA Adoption

BURA Work
Session

Taxing

Districts sssssssssssssss

Review sesssssssssneasesss City Council
City Work Session

Council
Public

Hearings Urban Renewall/TIF

Area Adoption

Effective
September 2020

PLANNING PROCESS

Some History

Planning for the Core Area implements
Bend's Comprehensive Plan and is
inspired by several previous planning
efforts. The two prior planning efforts
that have the most relevance to the
CAP planning process include the 2004
Central Area Plan and the 2014 BCD

Multimodal Mixed-Use Area (MMA) Plan.

The 2004 plan looked at a large portion
of the project study area in conjunction
with the Downtown Core whereas the
MMA plan was an effort to encourage
multimodal travel and redevelopment
within the BCD.

Neither plan was formally adopted, but
the MMA plan did result in the adoption
of the BCD special planned district code
and identification of the BCD opportunity
area in the Urban Growth Boundary
(UGB) expansion process. The planning
work that went into both of these

plans provided valuable insight and a
foundation to build on for the Core Area
Project.

INTRODUCTION

The 2019-2020 CAP Process

In 2019 the Bend Urban Renewal
Agency (BURA) established the Urban
Renewal Advisory Board (URAB) to
serve as the advisory committee for the
CAP process. The 18-member board,
representing a broad cross-section of
stakeholders and community members,
met eight times between February 2019
and March 2020.3

The community-driven process

had active participation from URAB
members, taxing districts, property and
business owners, state agency partners,
and City officials and staff. In addition to
URAB meetings, the process included
five “pop-up” outreach events at Core
Area businesses, two open houses, an
online survey, and discussions with each
of the taxing districts. Project staff also
provided briefings and work sessions
with the Bend Planning Commission,
BURA, and City Council. The timeline
on this page summarizes the process
to-date and shows the planned steps
that will be conducted for adoption of the
Urban Renewal/TIF Plan and Report.

3 See acknowledgements page for URAB members and their affiliations.

CITY OF BEND CORE AREA PROJECT REPORT | 7
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Looking Ahead

The completion of the CAP planning process They describe the next two to three years

marks a major milestone for the Core of focused implementation efforts that will

Area. But it is only the beginning. The CAP jump start redevelopment initiatives, the next
recommendations described in Chapter 6 20 to 30 years of planned urban renewal/
(Implementation Plan) and Chapter 7 (Action TIF investments, new development and

Plan) of this report address both short- and long-  redevelopment, and community involvement that
term actions. will help fulfill the vision for Bend’s Core Area.

COMMUNITY ENGAGEMENT BY THE NUMBERS

3,000+ community members engaged, including:

Urban Renewal Advisory Taxing District Board
Board Meetings Meetings

Neighborhood Association 4 Community Group Meetings
Meetings

2 In-Person & Online Open
Houses

6 Pop Up Outreach Events

Citizen Advisory Committee 1 Guest Speaker Event
Meetings

1 ] 500 Direct Mailers

8 | CITY OF BEND CORE AREA PROJECT REPORT
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GUIDING PRINCIPLES

Chapter 2

Guiding Principles

The following guiding principles were adopted by URAB in April 2019 and are based on a
project success and visioning exercise. They were used as a guide for idea development
and decision making during the CAP process and are intended for continued use as the

project recommendations are implemented.

GUIDING PRINCIPLES

Create a place where you
can live, work, and play.

This is a walkable

[ 4
area with a balanced
' transportation system.

This area removes

« barriers and connects the

East and West sides of
Bend.

10 | CITY OF BEND CORE AREA PROJECT REPORT

This area is transformed into a vibrant mixed-use city center
where businesses thrive, people live, and there are community
gathering spaces for people to enjoy and recreate.

This area is walkable, destinations and services are within an
easy and comfortable walk, and you do not need a car to get
around. The area provides comfortable transportation options
for all users including those that drive in to the area and need
to park, bicyclists, and transit users.

This area breaks down physical and socio-economic barriers
between the East and West sides of Bend such as US 97,
US20, 3rd Street, and the railroad. It also removes north-south
barriers such as Greenwood/US20, Franklin, and Revere. This
area is full of attractive amenities that draw residents from all
sides of Bend.




This plan leads to
direct outcomes, it is
implemented.

Affordability is preserved.

Public investments
incentivize and catalyze
private development.

The planning process is
transparent and open to
ensure that those affected
by the decisions are
involved in the process.

This area incorporates
sustainable and low
impact development
principles and practices.

GUIDING PRINCIPLES

This plan does not sit on a shelf. It leads to feasible,
implementable projects and outcomes both in the short and
long term.

This area has a supply and mix of housing types that are
affordable to those of all income levels. Strategies to stabilize
and maintain affordability for businesses and key services is a
priority.

The appropriate public investments and timing have been
identified to attract private investment. This is an environment
that developers can thrive in.

Throughout the planning process, community members have
a voice in the process to ensure this plan maintains Bend’s
charm. Project outcomes and trade-offs are developed to
spread benefits evenly.

Incentives are provided to encourage and promote sustainable
solutions and low impact designs in order to enhance and
protect the environment.

CITY OF BEND CORE AREA PROJECT REPORT
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Conceptual rendering of Hawthorne Avenue at 1st Street

L






EXISTING CONDITIONS
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Chapter 3

Existing Conditions

This chapter summarizes conditions in the
proposed Core Area Urban Renewal/TIF Area
and large study area, including:

e Social and economic conditions;

e Character of land uses and development;

e Transportation and other infrastructure,
including existing and planned future
facilities;

e Previous relevant planning efforts; and

e Zoning and Comprehensive Plan
designations and policies.

Throughout the Core Area Project, the URAB
provided recommendations on the urban
renewal/TIF area boundary based on an
analysis of the study area and identification

of project needs. The Core Area project
evaluated a 667-acre study area, that was
originally identified in the City’s 2018 UGB
Implementation: Return on Investment Analysis
& Next Steps Report. The Study Area was
broken into six sub-areas to support the
analysis of the area to determine the boundary
and projects of a potential new urban renewal/
TIF area.

1. Bend Central District. This area is the same
as that studied in the 2014 MMA Plan that
resulted in the adoption of the BCD code.

2. Greater East Downtown. This sub-area
includes the East Downtown opportunity area
as well as the greater area to the east of
Highway 97 between the KorPine opportunity
area and the Revere interchange.! This area
is bordered by downtown to the west.

3. Greater KorPine. This sub-area includes

the KorPine opportunity area, the site of the
former KorPine Particle Board Plant, and
the properties between the Box Factory site,
Arizona Avenue, and the Colorado Avenue
Interchange. It also includes properties east
of US 97, north of Wilson Avenue, and east
of the OId Mill District.

4. Highway 20/Greenwood. This sub-area

consists of the properties along Highway 20/
Greenwood Avenue between 4th Street to
10th Street.

5. Division. This sub-area consists of the

properties along Division Street and between
and adjacent to US 97 and the railroad tracks

1 See Bend Comprehensive Plan, Growth Management Chapter for more information on opportunity areas.




north of Portland Avenue. This sub-area is split
diagonally by the railroad and is characterized
by a mix of industrial users and auto-oriented
uses, with limited connectivity and transportation
access.

6. Wilson. The Wilson sub-area consists of the area
between US 97 and the railroad southeast of
the Colorado Avenue interchange and primarily
north of Wilson Avenue. A portion of the sub-area
extends south of Wilson Avenue between 2nd
and 4th streets. The area is largely residential;
however, it transitions to commercial and
industrial on its western side that abuts the US 97
Parkway.

The proposed Core Area Urban Renewal/TIF Area is

smaller in size than the CAP study area at 637 acres.

Throughout the CAP planning process the URAB
provided recommendations on the recommended
urban renewal/TIF area boundary based on an
analysis of the study area. As summarized in this
report and detailed in the Technical Appendix, the
majority of the Wilson sub-area and portions of

the Division and East Downtown sub-areas were
not included in the recommended urban renewal/
TIF area boundary. However, because these areas
were included in the analysis of the CAP study area
they are discussed in this chapter for context. The
following table helps to demonstrate the variation in
area characteristics between the study area and the
recommended urban renewal/TIF area boundary for
the Core Area.

EXISTING CONDITIONS

Table 1. Study Area and Urban Renewal/TIF Area Characteristics

STUDY AREA URBAN RENEWAL/

TIF AREA
Acres 667 637
Properties 1,798 916
People 1,340 550
Housing Units? 700 340
Job Sites 720 680
Employees? 6,700 6,300

Figure 5. Study Area and Urban Renewal/TIF Area Boundaries

Recommended Core
[ Area Urban Renewall
TIF Area
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2 Data sourced from 2014 BLI Analysis and the Envision Tomorrow model.

3 Data sourced from 2016 Quarterly Census of Employment and Wages (QCEW) data provided by the
Oregon Employment Department. 2018 QCEW reveals total job sites and employees has increased in the
area since 2016 (720 job sites and 8,000 employees).
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EXISTING CONDITIONS

PHYSICAL CONDITIONS

The recommended urban renewal/TIF area includes 916
properties. The Core Area extends generally from Wilson
Avenue to the south and the US 97/US 20 intersection to the
north, and between Downtown and the OIld Mill District to the
West and Pilot Butte State Park to East. It consists of areas
along and adjacent to 3rd Street, US 97, Greenwood Avenue/
US 20, and the BNSF Railroad and is divided East to West
by US 97 and north to south by Greenwood Avenue/US 20.

Despite the area’s proximity to Downtown and the Old

Mill District, the Core Area is isolated from these areas by
physical barriers, including US 97 and the BNSF railroad.
The areas surrounding the railroad, particularly the area
between 1st, 2nd, and 3rd Streets—an area that has been
informally referred to as the “Railroad District’—have
historically attracted users that located near the railroad for
easy freight services. Physical conditions of the CAP study
area and its sub-areas are further explored in the Urban
Design Analysis section of this chapter.

Table 2. Core Area Size by Sub-Area

AREA BOUNDARY SIZE

Core Area Urban Renewal/TIF Area 637 acres

CAP Study Area 667 acres
Bend Central District Sub-Area 196 acres
Greater East Downtown Sub-Area 89 acres
Inner Highway 20/Greenwood Sub-Area 38 acres
Greater KorPine Sub-Area 88 acres
Wilson Sub-Area 164 acres
Division Sub-Area 92 acres

16 | CITY OF BEND CORE AREA PROJECT REPORT




Figure 6. Census Tracts
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EXISTING CONDITIONS

SOCIAL & ECONOMIC CONDITIONS

Social Conditions

It is estimated that there are
approximately 340 households

and 546 people that live within the
recommended urban renewal/TIF area.
Approximately 618 households, 706
housing units, and 1,340 people were
estimated to live in the study area.* The
lower estimate in the urban renewal/
TIF area is due to the removal most of
the residentially-zoned areas from the
recommended boundary. The urban
renewal/TIF area includes two Census
Tracts: the area south of Franklin
Avenue is in Census Tract 15, and the
northern area is in Census Tract 16
(Figure 6).

Table 3. Demographic Characteristics

The following demographic information
was collected by analyzing American
Community Survey (ACS) 2014-2018
5-year estimates.

e The median household income
for the urban renewal/TIF area is
$46,284 (27% less than citywide).

e The urban renewal/TIF area is
located in Census Tracts with a
higher percentage of persons living
in poverty and persons who identify
as Hispanic or Latino than citywide,
particularly in the northern area.

e The urban renewal/TIF area has
a higher percentage of disabled
persons than citywide.

TRACT 15 TRACT 16 CITYWIDE

Median Household Income $46,284 $46,284 $63,468
% Persons in Poverty 10% 21.5% 10.3%
% White Alone (not Hispanic or Latino)  82% 73% 85.6%
% Hispanic or Latino 13% 21% 9.1%
Median age 33 33 38.6

% Population 65 years or older 11.5% 9.5% 16.5%
% Population with disability 13.3% 12.3% 10.4%
Households with no car 7.7% 7.3% 5.2%
Owner occupied housing units 35.0% 25.7% 58.8%
Median Home Value $286,900 $283,700 $363,200
Median gross rent $958 $917 $1,185

4 City of Bend Building Lands Inventory (BLI) Analysis, 2014; Envision Tomorrow model analysis.

CITY OF BEND CORE AREA PROJECT REPORT | 17



EXISTING CONDITIONS

Figure 7. Neighborhood Associations
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NEIGHBORHOODS

The recommended urban renewal/
TIF area boundary contains properties
that fall within five of the City’s thirteen
neighborhood associations. The
Orchard and Larkspur neighborhood
associations comprise the largest
portions of the urban renewal/TIF area
east of the parkway. The western half
of the district is split between the River
West, Old Bend, and Southern Crossing
neighborhood associations.




Figure 8. Historic Resources and Districts
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EXISTING CONDITIONS

HISTORIC FEATURES

The recommended urban renewal/TIF area boundary consists of several
designated historical landmarks as well as portions of the Old Town Historic
District. Designated landmarks in the Core Area are listed below and shown
in Figure 8. The majority of the historic resources in the Core Area are located
in East Downtown. The Core Area also closely borders the following historic
resources:

e A.J. Tucker Blacksmith Shop
e Pete Pierson Blacksmith Shop
e Pioneer Park

e Brooks-Scanlon Crane Shed

Table 4. Historic Resources in the Core Area

HISTORIC RESOURCE LOCATION SUB-AREA

A.C. Lucas House 42 NW Hawthorne Ave East Downtown

First Presbyterian Church
James E Reed House
C.P. Niswonger House

B W N -

5 John|. West Building

6  Hoovers Universal Garage

Oregon Trunk Freight
Warehouse Site

8  Weist Home Site Landmark

9  Bend Woolen Mill

10  St. Francis Catholic Church*

157 NW Franklin Ave
45 NW Greeley Ave
44 NW Irving Ave

130 NW Greenwood
Ave

124 NW Greenwood
Ave

0-30 NE Greenwood
Ave

1315 NE 3rd St

1854 NE Division St
494 NW Lava Rd

East Downtown
East Downtown
East Downtown

East Downtown

East Downtown

Bend Central
District

Bend Central
District

Division
East Downtown

*The St. Francis Catholic Church is not included in the recommended urban renewal/

TIF area boundary.

CITY OF BEND CORE AREA PROJECT REPORT | 19
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Economic Conditions

Using 2018 employment data, it is
estimated that there are approximately
720 job sites and 8,000 employees
within the recommended Core Area
Urban Renewal/TIF Area. This
represents a 6% increase in number of
job sites and 27% increase in number
of employees since 2016.° The BCD
comprises the largest percentage of
employees.

The Core Area presents itself as an
area with relatively low rents compared
to Downtown and the OId Mill for
businesses. While a large portion of
the study area was re-zoned in 2016,
there has been little redevelopment to
date. However, there have been 318
planning applications and 1,321 building
permits filed with the City within the
recommended urban renewal/TIF area
since 2016.




Figure 9. Previous Planning Effort
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EXISTING CONDITIONS

LAND USE AND
TRANSPORTATION
PLANNING

Previous Land Use Planning
Efforts

The Core Area Project was inspired by
previous planning efforts, including the
2004 Central Area Plan and the 2014
BCD MMA plan. In addition to building on
these two plans, the Core Area Project

is an implementation of the 2016 Bend
Comprehensive Plan update that was
prepared during the UGB update process.

2004 CENTRAL AREA PLAN

This plan looked at a large portion of the
project study area in conjunction with

the Downtown area. The plan includes
vision statements for several Central
Area neighborhood districts: The Historic
Downtown Core, the Third Street Corridor,
the Greenwood Avenue corridor, and the
“Bend Central” Neighborhood. It also
identifies “major traffic streets” (Colorado,
Arizona, Oregon, and Hawthorne
Avenues) and “great streets” (3rd Street,
Portland, Olney, Greenwood, and Franklin
Avenues).

CITY OF BEND CORE AREA PROJECT REPORT
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EXISTING CONDITIONS

In addition, it includes recommendations
related to city form and skyline, gateways,
open spaces, large-scale development
opportunities, and development types.

2016 MMA PLAN

The MMA plan was an effort to encourage
multimodal travel and redevelopment
within the BCD. The Plan proposed
enhancements to multimodal conditions
and facilities in the BCD including:

e Near term bicycle and pedestrian
projects

e Proposed transportation network
including conceptual street designs,
intersection controls and pedestrian,
bicycle and transit strategies

e Enhanced east-west pedestrian and
bicycle connectivity

e Transportation demand management
(TDM) strategies

e Policy and code amendments

e Additional implementation strategies

The 2016 MMA Plan resulted in
amendments to the Bend Comprehensive

CITY OF BEND CORE AREA PROJECT REPORT

Plan, TSP, and the Bend Development
Code to allow future land use changes
and redevelopment in the MMA.

Comprehensive Plan Policies

As noted above, Chapter 11 of the

City’s Comprehensive Plan describes a
number of key “opportunity areas” within
the City, five of which are located in the
“Central Core” of Bend and four within
the Core Area Project Study Area. The
Comprehensive Plan identifies visions for
those four opportunity areas as shown
below.

1. Bend Central District: opportunity
for the 3rd Street commercial strip to
transition to a mixed-use corridor

2. East Downtown: long-term
opportunity for an extension of the
downtown

3. KorPine: opportunity to transform an
industrial area into a vibrant urban
mixed-use district

4. Inner Highway 20/Greenwood Ave:
opportunity to shift to a more walkable
mixed-use corridor

In addition, the Comprehensive Plan
includes policies particularly relevant to
the Core Area Project including the City’'s
commitment to compact development and
integration of land uses to encourage infill
and appropriate redevelopment, reduction
of vehicle miles traveled (VMT), as well
as vertical mixed-use development within
the Central Core, Opportunity Areas and
along transit corridors.

Bend Development Code

The Bend Development Code governs all
land uses within the city limits of Bend.
The majority of the study area consists
of mixed-use and commercial zones
(Figure 11). The proposed Core Area
Urban Renewal/TIF Area boundary does
not include most of the study area that
is zoned residential; most residential
properties in the Inner Highway 20/
Greenwood and Wilson sub-areas were
recommended to be removed from a
future urban renewal/TIF area boundary.




EXISTING CONDITIONS

Figure 10. CAP Study Area Existing Character Overview
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Division Sub-area An Urban Design Analysis was prepared early
in the CAP planning process of the study area
to analyze existing conditions for the area. This
analysis was used to determine the ultimate
recommendation for the recommended Core
Area Urban Renewal/TIF Area and to identify
project needs for the area. The following pages
summarize key findings from the analysis and
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Figure 11. CAP Study Area Zoning
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ZONING

The CAP study area included mixed-use,
commercial, and industrial zoning, as well as
residential zoning concentrated in the Wilson sub-
area.

CB - Central Business District
I ccC - commercial Convenience
CG - Commercial General
CL - Commercial Limited
I CN - Commercial Neighborhood
IL - Industrial Light
IG - Industrial General
MR - Mixed Riverfront
MU - Mixed Urban
MN - Mixed Neighborhood
ME - Mixed Employment
PF - Public Facilities
RS - Residential Urban Standard Density
RM - Residential Urban Medium Density
RH - Residential Urban High Density

Bend Central District Zone
1. South Subdistrict
2. 1st & 2nd Street Subdistrict
3. 3rd Street Subdistrict
4. 4th Street Subdistrict
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EXISTING CONDITIONS

URBAN FORM ANALYSIS:
BUILDING SIZE

A majority of the study area is
comprised of small/medium sized
buildings. Larger buildings and
vacant sites are clustered along US
97 and the BNSF railroad, or along
3rd Street as big box grocers.

<3,000 square feet
3,000 - 20,000 square feet
I >20,000 square feet

Building size source: Microsoft 2010
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Figure 13. Property Size in the CAP Study Area

Colorado Ave
Arizona Ave

Industrial Way 3. —
1

1
w,__;_.;
-,

1600'

Pilot Butte

URBAN FORM ANALYSIS:
TAXLOT SIZE

Larger lots are primarily clustered
along the parkway and BNSF
railroad as industrial uses. Most of
the study area is a mix of smaller
and medium sized lots, suggesting
incremental infill or the need for
consolidation for redevelopment.

|| <10,000 square feet
10,000-22,000 square feet
>22,000 square feet
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EXISTING CONDITIONS

Figure 14. Street Grid in the CAP Study Area
AT F Y ( py —u URBAN FORM ANALYSIS:

ot STREET GRID

The street grid in the study area is
relatively complete, and consistent
- with the spacing of downtown Bend.
m L The grid breaks down just east of the
\ parkway, north of the railroad, and in

|_- —] I . the KorPine sub-area. The area of
l\_ - 1 highest intersection density extends

\ = from downtown into the middle part of
B y— —l ; - D) the study area. Intersection density is
I

=L,

/

N

one of the most important factors for
increased levels of walking.

- CAP Study Area

- Highest Intersection Density
(>180 intersections/square mile)

= Streets/Highways

va
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EXISTING CONDITIONS

GREATER EAST DOWNTOWN
SUB-AREA CHARACTER

This sub-area includes a number of
charming old structures with pleasant
street frontage that have been converted
to small businesses. While the sub-area
is well-connected to downtown, it also
feels isolated by the Parkway, Franklin
and Greenwood.

il . -

Older buildings, stoops, & human-scale signage Mix of businesses on a walkable, human-scaled section of Greenwood
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BEND CENTRAL DISTRICT
SUB-AREA CHARACTER

This sub-area is a large extent of larger
light-industrial properties somewhat
hidden behind auto-oriented commercial
uses on 3rd. Utilitarian structures

are being adapted for new food and
‘maker’ uses, with associated frontage
improvements and evening/weekend
activity.

. - - =
- B e —
7 e

Adap;ed industrial shed

Tller Lumber ‘k

Unique silhouette of Quonset hut

EXISTING CONDITIONS

. i~
s —— vy — e

Engaging front window and outdoor seating
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EXISTING CONDITIONS
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GREENWOOD SUB-AREA
CHARACTER

Greenwood Avenue is an important east-west
corridor for the city and is characterized by
auto-oriented development which splits the
sub-area into two segments. Strong views of
Pilot Butte and prominent trees lend a natural
character that will provide a distinct identity
to a future higher-density, walkable transit
corridor.

-

Parking in Back B

Surface parking lot edges on strip malls create a frontage void Auto oriented signage and minimal storefront windows
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EXISTING CONDITIONS

GREATER KORPINE SUB-AREA
CHARACTER

This sub-area is generally comprised

of large properties adjacent to the
rapidly-changing Old Mill District. Older
structures have been adapted for food
and small-scale commercial uses.
Connectivity is incomplete but there are
good opportunities to integrate the Sub-
area with the rest of the City’s fabric.

% ,';; 7 IIIIJI
e L ——— i
M

SWs

Mountain views Nearby Box Factory houses a variety of local businesses
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EXISTING CONDITIONS

WILSON SUB-AREA CHARACTER

This sub-area is primarily low-density
residential, transitioning to small-scale
retail and dining uses along 3rd Street
and west and larger industrial properties
adjacent to the Parkway. Connectivity

is challenged by barriers such as the
BNSF RR, 3rd Street Underpass and lack
of sidewalks and enhanced crossings, : -

particularly across Wilson Avenue. Older businesses along 3rd Street  Pockets of creative businesses in adapted industrial space

Inviting landscape and brick industrial-era buildings Auto oriented businesses and signage
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EXISTING CONDITIONS

DIVISION SUB-AREA I
CHARACTER

This sub-area includes pieces of
adjacent residential and industrial
neighborhoods, with scattered auto-
centric commercial throughout. It

is divided into isolated areas by

the parkway, 20 and railroad. The
underpasses are more generously
proportioned than other areas and have
potential for improvement.

River views

L,

e

L

Pockets of planting and engaging retail frontage " Adapted metal sheds to retail with upgraded streetscape
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Figure 15. Central Section Transportation Analysis
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TRANSPORTATION ANALYSIS:
CENTRAL SECTION

Significant challenges for the central
section of the study area include

the uncomfortable undercrossings

at Greenwood Avenue and Franklin
Avenue and the major barriers of the
Parkway, railroad, Greenwood Avenue,
and 3rd Street. There are pockets of
pedestrian-oriented street frontage,
mostly concentrated in the Greater
East Downtown sub-area and along 4th
Street.




EXISTING CONDITIONS

Figure 16. South Section Transportation Analysis

\ TRANSPORTATION
0 2000 400° 800’ ANALYSIS: SOUTH SECTION

The south section of the study area
will benefit from greater pedestrian
and bicycle connections and
improved gateways across the
Parkway, 3rd Street, and the railroad.

Colorado Ave

o e[izona Ave S

LTI

Industrial Way Currently, the 3rd Street underpass
is a narrow and uncomfortable
passage, particularly for pedestrians
e gnd cyclists. Street frontage voids
§ ol 9use Loop in the area are most concentrated

along 2nd and 3rd Streets; areas
with good street frontage are limited
and scattered.

Greater "\
Korpine Su F

area R "3".9%
iy
Sub-area
.* Gateways I Underpass Areas bl o , :
S & Potential bicycle / pedestrian connection
; Barriers I Street Frontage Void B
Surface parking, blank wall, etc. s Right-of-way “pinch points”
e P i i
;,.:_} roblem Intersections Good Street Frontage (narrower than common width on street)

I Street trees, ped/bike facilities,
active storefronts
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EXISTING CONDITIONS

Figure 17. North Section Transportation Analysis

3 A % . * .5 !

TRANSPORTATION ANALYSIS:
NORTH SECTION

The northern section of the study area is
generally defined by spaces crossed by
infrastructure and multiple gateways in
close proximity. Street frontage is mostly
poor or neutral, with limited areas of
good street frontage.

-7

o
y

.* Gateways i Street Frontage Void I Underpass Areas

Surface parking, blank wall, etc.
Barriers . " .
; Good Street Frontage — Right-of-way “pinch points
Problem Intersections I Streettrees, pedibike faciliies, (narrower than common width
‘ active storefronts on street)
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Figure 18. Central Section Built Environment Analysis
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BUILT ENVIRONMENT
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E Existing assets of the central section
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of the study area include its proximity
to downtown, views of Pilot Butte,
and pockets of activity (Juniper

Park, makers district businesses,
Hawthorne Station Transit Center).
There is momentum in the

central section with remodels and
redevelopment in progress.
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EXISTING CONDITIONS

Figure 19. South Section Built Environment Analysis
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