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A few comments about tonightA few comments about tonight’’s workshops workshop……

TonightTonight’’s workshop is s workshop is NOTNOT to decide what areas come into the Urban to decide what areas come into the Urban 
Growth Boundary (UGB) or land use needs within boundaryGrowth Boundary (UGB) or land use needs within boundary

The UGB Advisory Committee made its recommendation for the UGB The UGB Advisory Committee made its recommendation for the UGB 
location, and that will be now considered through the upcoming plocation, and that will be now considered through the upcoming public ublic 
hearings.  hearings.  

That is separate from our consultantsThat is separate from our consultants’’ work, and that is not their work, and that is not their 
recommendation or decision.recommendation or decision.

This work is based on the UGB CommitteeThis work is based on the UGB Committee’’s recommendation.  Any work s recommendation.  Any work 
must be consistent with the final decision for the UGB.  must be consistent with the final decision for the UGB.  

The decisions about the planning for the areas within UGB will aThe decisions about the planning for the areas within UGB will also be lso be 
made through a future public hearing process.made through a future public hearing process.



Context Context ‐‐
 

Relationship to UGB WorkRelationship to UGB Work

Neighborhood Centers, together with about 30 other policies, Neighborhood Centers, together with about 30 other policies, 
reduce the size of the UGB expansion by about 350 acresreduce the size of the UGB expansion by about 350 acres

Among these are:Among these are:
Neighborhood Centers planningNeighborhood Centers planning
Evaluation of opportunities for mixedEvaluation of opportunities for mixed‐‐use in downtown areause in downtown area
Evaluation of opportunities for infill for lands already in the Evaluation of opportunities for infill for lands already in the UGBUGB

Also, Also, 
Evaluation of other vacant lands already in UGB near commercial Evaluation of other vacant lands already in UGB near commercial 
nodes and corridors that could have similar land use configuratinodes and corridors that could have similar land use configurationsons

Our consultantsOur consultants’’ work is specific to two Neighborhood Center work is specific to two Neighborhood Center 
plans for the west and southwest areas, consistent with UGB plans for the west and southwest areas, consistent with UGB 
Advisory Committee recommendationAdvisory Committee recommendation



Recommended UGB Location and Neighborhood Center Locations



A requestA request……

Continue to participate and express views in UGB Continue to participate and express views in UGB 
decisiondecision‐‐making through the public hearings and making through the public hearings and 
UGB processesUGB processes

Tonight, please help us identify issues and put Tonight, please help us identify issues and put 
together best recommendations possible for together best recommendations possible for 
Neighborhood Center plansNeighborhood Center plans

Thank you!Thank you!



CRANDALL ARAMBULA

Revitalizing America’s Cities



CA - Representative Oregon Projects
Astoria – Port of Astoria Master Plan
Ontario – Downtown Revitalization Strategy  
Roseburg – Downtown Revitalization Strategy 
Milwaukie – Downtown Master Plan
Portland – Harbor/Naito Development Study 
La Grande – South Central Neighborhood Plan
Ashland – Croman Mill Development Strategy
Salem – State Fairgrounds Master Plan
Albany – Downtown Master Plan
Florence – Downtown Revitalization Strategy
Dalles – Union Street Underpass
Lake Oswego – Foothills Master Plan
Medford – Middleford Commons Development Plan



Downtown and Neighborhood Center Plans
Fairbanks, AK
Oak Park, IL
Whitefish , MT
Missoula, MT
Casper, WY
Lincoln, NE
Santa Fe, NM
Knoxville, TN
Racine, WI
Woodinville, WA
Vancouver, WA
Bellevue, WA
Redmond, WA

CA -Other Representative Projects



Project Purpose

Develop specific land use, and transportation plans and 
implementation measures for two neighborhood centers 
within the Urban Growth Boundary (UGB) expansion area 
that provide livability choices for housing, transportation, 
shopping and employment while making efficient use of 
land and public facilities improvements



Process & 
Schedule

CREATE THE GAME PLAN
Project Start-Up, Data Collection/Review
Existing & Future Baseline 
Neighborhood Centers Best Practices

ESTABLISH PROJECT GOALS
Establish Goals & Guiding Principles
City Council Workshop
CAC/TAC Meeting #1
Public Meeting #1
Meetings Summary

EVALUATE THE POSSIBILITIES
Conceptual Plan Development & Analysis
CAC/TAC Meeting #2- Review Concepts
Public Meeting #2- Review Concepts
Meetings Summary
Concept Refinement

IMPLEMENTATION
Develop Refined Plan & Implementation
CAC/TAC Meeting #3
Public Meeting #3
Draft Neighborhood Center Plan &
Implementing Measures

Planning Commission Public Hearing
City Council Public Hearing
Final Plan & Implementing Measures
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Presentation
1) The Best Neighborhood Centers
2) Summary of Previous Meetings
3) Preferred Neighborhood Centers Concept

Workshop
1) Questions
2) Table Discussion
3) Fill Out Meeting Response Sheet 
4) Next Steps

Agenda



The Best Neighborhood Centers



Neighborhood Centers

Have Common Elements

Vary in Scale

Must be Planned to Fit Unique Grants Pass Site
Conditions



Neighborhood Centers

Existing Commerical  Corridors

Downtown
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The Best Neighborhood Centers
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Condition Traffic Volume (ADT)   
Too Little Drive-by Less than 5,000 
Ideal Drive-by                 5,000 to 15,000
Too Much Drive-By          More than 15,000

Retail Traffic Requirements 
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Complete 
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Complete Streets = Complete Centers



Incomplete Streets = Incomplete Centers



Pedestrians Autos

Bicycles Transit



Complete Streets- designed for the most vulnerable 
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Housing



Changing Housing Demand 



Walkable Neighborhood 

Walkable Not Walkable



Housing

Small Lot Single Family

Townhomes

Apartments
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Great Parks



Why Neighborhood Centers?



Critical  
Issues



Kids Are Not Walking/Biking
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Health Issues

No “Free Range” Kids



Economic- Rising Energy Costs



U.S. Energy Use By Sector  

32%                     29%                        21% 18%



Strategies for Saving Energy  



Strategies for Saving Energy  



Strategies for Saving Energy  
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s



To/from Work

Shopping

Family/personal business

Social/recreation

Top Auto Trips

Vehicle Trips  

Typical U.S. Household 

21.9%

20.9%

25.4%

13.6%



Typical Travel Patterns

Autos 

Shopping

Employment

Family/ 
Personal

Recreational

Shopping



Center-Based Planning – Trip Generating Use Focus 
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Center-Based Planning – Bicycle Oriented Development



Center-Based Planning – Bicycle Oriented Development
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Protected Bikeways (Cycle Tracks)

OREGON



Permitted- Bikes and Wheelchairs 



Types of Cyclists

Strong, Fearless, 
Enthused & 
Confident

7%
Capable but Cautious

60%
No Way No How

33%



10% Solution

Safety Concerns Lim
it Bike Ridership

Safety Issues



Types of Cyclists

Strong, Fearless, 
Enthused & 
Confident

Capable but Cautious
60%

No Way No How
33%

10%

40%

7%



40% Solution

Separating Cars &
 Bike

Stimulates Bike Tra
vel



Missoula BOD Prototype
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Neighborhood 
Center



Curbside 
Parking

Protected 
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Pedestrian- 
friendly wide 

sidewalks

Travel 
Lanes

Protected Bikeways – Missoula, MT 



Protected Bikeway – Lincoln, NE
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Public Meeting #1: 
Goals & Guiding Principles
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Area V

Area V2

Area S

¼ Mile Radius

5 Minute Walk

¼ Mile Radius

5 Minute Walk

¼ Mile Radius

5 Minute Walk

1

2 3

Potential Neighborhood Centers

Option Area



Response Sheet

Identify Neighborhood Centers fo
r Further 

Study and Your Iss
ues & Concerns



169 1 7 7



Project Goals                                                   
Circulation

Improve Access & Safety for Pedestrians & Bicyclists (14)

Improve Road Network Connections                                (4)

Minimize Traffic Impacts on Neighborhoods (2)

Land Use
Do Not Create Competing Retail (11)

Create  Neighbhd. Centers that Appeal to Local Residents        (6)

Provide for a Mix of Uses within Neighborhood Centers           (5)

Provide a Mix of Owner and Rental Housing                       (3)

Identify Citywide Locations for Other Nbhd. Centers             (5)

Implementation
Develop a Cost Effective & Viable Implementation Plan           (14)

Other
Preserve Rural Farmland                                         (8)

Times Mentioned



Public Meeting #2: 
Draft Neighborhood Center Framework
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Draft Land Use Framework
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Public Meeting #3: 
Preferred Neighborhood Centers
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Preferred Concept
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Preferred Concept
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Proposed Signals - Preferred Circulation Framework
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Transportation Summary
Any new public access will require ODOT approval 
requiring proof of benefits to traffic operations on 
HWY 199
ODOT supports the concept of parallel routes to HWY 
199 along Redwood Avenue and the Wolf Lane 
extension
Upon construction of the New Street, the Hubbard 
Lane/Hwy 199 intersection will need to be closed 
The Hubbard Lane signal will need to be relocated 
at city cost
The New Street and HWY 199 intersection will require 
relocating RCC access
Traffic analysis is on-going with expected analysis 
results by the end of the month



Market Summary
Development in Centers are within market 
feasibility and return on asset cost is in line with 
current capitalization rates for both commercial 
and rental properties

Amenities  and proximity to goods and services 
will drive investment in multi-family and mixed-
use residential while also encouraging single 
family within the neighborhood centers

Strategic investments in improved access and 
utilities will be required to support development

Developer return on for-sale units is sufficient to 
enable standard bank financing
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Neighborhood Center 1-Existing

Redwood Ave

Hu
bb

ar
d 

Ln

Sand Creek

Canal

¼
Mile

 
Ra

dius

1/
8  

Mile
 Ra

dius

UGB Expansion Area

UG
B 

Ex
pa

ns
io

n 
A

re
a

UG
B 

Ex
pa

ns
io

n 
A

re
a



Redwood Ave

N
ew

 S
tre

et

Hu
bb

ar
d 

Ln

¼
Mile

 Ra
dius

1/
8  

Mile
 Ra

dius

UGB Expansion Area

UG
B 

Ex
pa

ns
io

n 
A

re
a

UG
B 

Ex
pa

ns
io

n 
A

re
a

Village GreenVillage Green

Neighborhood Center 1 



Village Green



Neighborhood Center 1

Redwood Ave

N
ew

 S
tre

et

Hu
bb

ar
d 

Ln

¼
Mile

 Ra
dius

1/
8  

Mile
 Ra

dius

UGB Expansion Area

UG
B 

Ex
pa

ns
io

n 
A

re
a

UG
B 

Ex
pa

ns
io

n 
A

re
a

Retail
Mixed-Use

Retail
Mixed-Use



“Neighborhood Crossroads” Retail
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Creek Enhancements

Neighborhood Greenway



Neighborhood Greenway



Neighborhood Park
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Building Footprints (Example)
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Neighborhood Center 1 Summary
Hub Uses

Retail                                                       30,000 SF

Office                                                      30,000 SF

Other Center Uses

Housing (Townhomes/Apartments) 700 Units  

Housing (Single Family) 200 Units 

Total 60,000 SF 900 Units



Redwood Ave

Leonard Ave

Wolf Ln

Wolf Ln Extension

N
ew

 S
tre

et

Hu
bb

ar
d 

Ln

G
eo

rg
e 

Tw
ee

d 
Bl

vd

Do
w

el
l R

d

Demaray R
d Tipton Rd

W
illo

w
 L

n

College Dr

Canal

Sand   Creek

Sand  C
reek

¼
Mile Radius

1/8
  M

ile
 Radius

Preferred Land Use Framework

Neighborhood 
Center 2 

Existing Intersection @ 
Willow 

Neighborhood 
Center 2

Existing Intersection @ 
Willow
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‘Full Service’ Neighborhood Center Grocery Store – 25,000 SF



Larger = Competitive

Anchor Retail- Grocery Store



Broad Selection



Range of Price 
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Building Footprints (Example)
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10,000 SF10,000 SF
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Neighborhood Center 2 Summary 
Hub Uses

Retail 80,000 SF

Commercial (Office) 40,000 SF

Other Center Uses

Housing (Townhomes/Apartments) 1,100 Units

Housing (Single Family) 300 Units

Total 120,000 SF 1,400 Units
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Project Goals                                                   
Circulation

Improve Access & Safety for Pedestrians & Bicyclists

Improve Road Network Connections

Minimize Traffic Impacts on Neighborhoods 

•Land Use
Do Not Create Competing Retail  

Create  Neighbhd. Centers that Appeal to Local Residents

Provide for a Mix of Uses within Neighborhood  Centers

Provide a Mix of Owner and Rental Housing

Identify Citywide Locations for Other Nbhd. Centers             

Implementation
Develop a Cost Effective & Viable Implementation Plan

Other
Preserve Rural Farmland

Neighborhood 
Center

1
PoorFairGood

2



Public Meeting #3: 
Draft Implementing Measures



Draft Implementing Measures
Adopt the Neighborhood Centers Plan



Draft Implementing Measures
Adopt the Neighborhood Centers Plan
Create Complete Street Standards



Complete Street Standards- Loop
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Draft Implementing Measures
Adopt the Neighborhood Centers Plan
Create Complete Street Standards
Incorporate the Complete Streets Circulation 
Framework into the Master Transportation Plan Update



Proposed Signals - Preferred Circulation Framework

Redwood Ave

Leonard Ave

Wolf Ln

Wolf Ln Extension

N
ew

St
re

et

Hu
bb

ar
d 

Ln

G
eo

rg
e 

Tw
ee

d 
Bl

vd

Do
w

el
l R

d

Demaray R
d

Tipton Rd

W
illo

w
 L

n

College Dr

Canal

Sand   Creek

Sand  C
reek

Do
w

el
l A

ve

Da
rn

ie
lle

 L
n

Existing Signal Existing Signal 

Proposed 
Signal 

Proposed 
Signal 

Remove Signal and 
Road Connections 

(Future) 

Remove Signal and 
Road Connections 

(Future)

Proposed 
Signal 

Proposed 
Signal 



Draft Implementing Measures
Adopt the Neighborhood Centers Plan
Create Complete Street Standards 
Incorporate the Complete Streets Circulation 
Framework into the Master Transportation Plan Update
Create Neighborhood Centers Districts & Standards



Sample- Residential Entries Standard



Sample- Transparency Standard



Draft Implementing Measures
Adopt the Neighborhood Centers Plan
Create Complete Street Standards 
Incorporate the Complete Streets Circulation 
Framework into the Master Transportation Plan Update
Create Neighborhood Centers Districts & Standards
Create Neighborhood Centers Design Guidelines 



Sample- Design Guideline 



Sample- Design Guideline 



Draft Implementing Measures
Adopt the Neighborhood Centers Plan
Create Complete Street Standards 
Incorporate the Complete Streets Circulation 
Framework into the Master Transportation Plan Update
Create Neighborhood Centers Districts & Standards
Create Neighborhood Centers Design Guidelines 
Amend the Comprehensive Plan, Development Code 
and Zoning Map



Draft Implementing Measures
Adopt the Neighborhood Centers Plan
Create Complete Street Standards 
Incorporate the Complete Streets Circulation 
Framework into the Master Transportation Plan Update
Create Neighborhood Centers Districts & Standards
Create Neighborhood Centers Design Guidelines 
Amend the Comprehensive Plan, Development Code 
and Zoning Map
Determine Public Investment Priorities for 
Neighborhood Centers Phasing



Grants Pass – Economic Stimulus 



Center 1 Summary        Reduction 
 Reduced Auto Travel due to Center Land Use      10%    $   384,285 
 Reduced Auto Travel due to Protected Bikeway       5%    $   276,527 
 Reduction in Travel Cost          $   660,812 
 Potential Economic Stimulus ($660,812 x 3)      $1,982,436       

 

Center 2 Summary 
 Reduced Auto Travel due to Center Land Use      25%    $   960,712 
 Reduced Auto Travel due to Protected Bikeway     10%    $   553,055 
 Reduction in Travel Cost          $1,513,767 
 Potential Economic Stimulus ($1,513,767 x 3)      $4,541,301 

 

TOTAL ANNUAL STIMULUS (Centers 1 & 2)    $6,523,730 
 

   

Grants Pass Economic Stimulus
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Center 2 Summary 
 Reduced Auto Travel due to Center Land Use      25%    $   960,712 
 Reduced Auto Travel due to Protected Bikeway     10%    $   553,055 
 Reduction in Travel Cost          $1,513,767 
 Potential Economic Stimulus ($1,513,767 x 3)      $4,541,301 

 

TOTAL ANNUAL STIMULUS (Centers 1 & 2)    $6,523,730 
 

   

Grants Pass Economic Stimulus

Potential Annual

2030 Citywide Economic Stimulus

(7,000 New Household )

$27,0000,000



Presentation
1) The Best Neighborhood Centers
2) Summary of Previous Meetings
3) Preferred Neighborhood Centers Concept

Workshop
1) Questions
2) Table Discussion
3) Fill Out Meeting Response Sheet 
4) Next Steps

Agenda



Response Sheet



Preferred Concept



Response Sheet



Neighborhood Center 1– Preferred Land Use
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Response Sheet
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Response Sheet



Process & 
Schedule

CREATE THE GAME PLAN
Project Start-Up, Data Collection/Review
Existing & Future Baseline 
Neighborhood Centers Best Practices

ESTABLISH PROJECT GOALS
Establish Goals & Guiding Principles
City Council Workshop
CAC/TAC Meeting #1
Public Meeting #1
Meetings Summary

EVALUATE THE POSSIBILITIES
Conceptual Plan Development & Analysis
CAC/TAC Meeting #2- Review Concepts
Public Meeting #2- Review Concepts
Meetings Summary
Concept Refinement

IMPLEMENTATION
Develop Refined Plan & Implementation
CAC/TAC Meeting #3
Public Meeting #3
Draft Neighborhood Center Plan &
Implementing Measures

Planning Commission Public Hearing
City Council Public Hearing
Final Plan & Implementing Measures

1
2

3
2

4

Ju
ne

Ju
ly

Aug
Se

p
Oct
Nov
Dec
Ja

n
Fe

b
Mar
April
May

Oct 31

Feb 8 & 9

Nov 10

June 13 & 14
3

1
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ly

Aug

April 13



Neighborhood Centers
Grants Pass, Oregon

Public Meeting #3
June 14, 2012

CRANDALL ARAMBULA
DKS Associates/Urban Advisors/Vigil Agrimis

Funded by a TGM Grant  from the State of Oregon
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