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About SCI

The Sustainable Cities Initiative (SCI) is a cross-disciplinary organization at

the University of Oregon that promotes education, service, public outreach,

and research on the design and development of sustainable cities. We are
redefining higher education for the public good and catalyzing community
change toward sustainability. Our work addresses sustainability at multiple
scales and emerges from the conviction that creating the sustainable city
cannot happen within any single discipline. SCl is grounded in cross-disciplinary
engagement as the key strategy for improving community sustainability. Our
work connects student energy, faculty experience, and community needs to
produce innovative, tangible solutions for the creation of a sustainable society.
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SCI and one city in Oregon, in which students and faculty in courses from
across the university collaborate with the partner city on sustainability and
livability projects. SCYP faculty and students work in collaboration with staff
from the partner city through a variety of studio projects and service-learning
courses to provide students with real-world projects to investigate. Students
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problems. SCYP’s primary value derives from collaborations resulting in on-the-
ground impact and expanded conversations for a community ready to transition
to a more sustainable and livable future.
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About City of Medford

Medford, located in Jackson County in Southern Oregon’s Rogue Valley, has

a population of 75,920 within a metropolitan statistical area of 206,310 people,
the 4th largest in the state. The City was founded in 1883 at its present site
because of its proximity to Bear Creek and the Oregon and California Railroad,
becoming the County seat in 1927.

The downtown is a National Historic District and it is flourishing today due to
support from the City’s Urban Renewal Agency in cooperation with business
and property owners. New construction, building restorations, infrastructure
improvements and community events are creating a forward-looking downtown
grounded in its diverse past. Streets have been realigned and improved with
with new pedestrian and bicycle amenities.

Medford is the economic center for a region of over 460,000 people in Southern
Oregon and Northern California. In the past, its economy was fueled by
agriculture and lumber products. Although the lumber industry has declined,
three lumber mills, Boise Cascade, Timber Products and Sierra Pine, remain.
The area also is home to an expanding vineyard and wine industry that includes
a large assortment of varietals and over 60 wineries. Lithia Motors, the 9th
largest auto retailer in the U.S., has been headquartered in Medford since 1970.

The City is a regional hub for medical services. Two major medical centers
employ over 7,000 people in the region. Medford is also a retirement
destination, with senior housing, assisted living and other elder care services
acting as an important part of the economy.

The Bear Creek Greenway extends from Ashland through central Medford and
includes a 26-mile multi-use path, linking several cities and numerous parks.
Roxy Ann Peak, one of Medford’s most prominent landmarks, is a 3,573-foot
dormant volcano located on the east side in Prescott Park, Medford’s largest
city park at 1,740 acres.
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Executive Summary

In the fall term of 2013, graduate students in the Department of Planning,
Public Policy and Management (PPPM) at the University of Oregon developed
concept plans for the Jackson County Health Site in Medford, Oregon. This
document will refer to the Jackson County property as the “Catalyst Site”
because redevelopment of the Site was intended to spark redevelopment and
revitalization throughout the East Main Neighborhood. The students were asked
to create a long-term plan for the Catalyst Site, taking into account the context
of the surrounding neighborhood and the City of Medford as a whole. These
plans were to address land use, transportation, economic development, and
other factors by considering site layout, building uses, and circulation as urban
design concepts. Students were divided into four teams. Each team developed
a final report detailing their recommendations. This report summarizes those
recommendations.

Common elements such as background research and site analysis are
presented as a synthesis of the teams’ findings. The historical context of

an area plays an important role in the planning process. To anticipate the
future, planners must have an understanding of the environmental, cultural,
and economic forces that have shaped an area. A summary of key trends is
provided to better assess the social and economic climate of Medford and its
opportunities for growth.

Each team’s unique recommendations for use and design are presented
separately. Teams 1 and 2 were asked to emphasize office development while
Teams 3 and 4 were asked to focus on residential uses.

Vision 1

Team 1 envisioned a vibrant and active neighborhood center that celebrates
the historic character of the East Main Street Neighborhood and serves as a
model for smart growth practices. The proposal integrates office, commercial,
residential, and community space on the Catalyst Site to achieve the vision of a
centralized activity center.

Vision 2
Team 2 envisioned the Catalyst Site as a holistic health center that integrates
traditional medical offices with a variety of other preventative health care uses.

The redevelopment would enhance community identity, serve as a model of
sustainable development, and facilitate multi-modal transportation.

Vision 3
Team 3 proposed an integration of residential, commercial, and public uses on
the Catalyst Site to spark long-term revitalization along the East Main corridor.

Sustainable Cities Initiative
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The design of the Catalyst Site fulfills Medford’s need for infill development

and affordable housing, improves circulation and accessibility, encourages
public activity, and seeks to support entrepreneurial commercial activity that will
positively impact the entire East Main area.

Vision 4

Team 4 examined community context of the Catalyst Site and proposed uses
that fit with the existing neighborhood and build towards the revitalization of
the East Main area. The redevelopment plan seeks to create a mixed-use,
residential destination that ties the neighborhood together and functions as a
vibrant activity center serving East Medford.

Conclusions

Six common themes for fostering site and neighborhood redevelopment
emerged from across the four visions:

« Establish and promote cohesive neighborhood design;

* Honor historic legacy;

e Focus on healthcare;

» Provide affordable housing options;

* Create a complete street network with pedestrian, bicycle, and public transit
amenities; and

* Incorporate green infrastructure into site design.

UNIVERSITY OF OREGON
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Introduction

In the fall term of 2013, graduate students in the Department of Planning, Public
Policy and Management (PPPM) at the University of Oregon developed concept
plans for the Jackson County Health Site (Catalyst Site) in Medford, Oregon.
This project was coordinated by the Sustainable City Year Program, developed
in collaboration with city staff and presented on December 4th, 2013.

The 9-acre Catalyst Site, currently occupied by the Jackson County Health
Department and other users, was selected as the focus of this project because
Jackson County will be relocating to downtown Medford in 2014. The Site is
located in East Medford approximately a half-mile east of downtown at the
intersection of Crater Lake Avenue and East Main Street. The area is centrally
located and highly accessible, but generally auto-oriented. Jackson County’s
relocation offers the opportunity to explore new potential uses and designs for
the Site.

The students were asked to develop a long-term plan for this property, taking
into account the context of the neighboring areas and the city as a whole. Their
plans were to address land use, transportation, economic development, and
other factors by considering site layout, building uses, and circulation as urban
design concepts.

Students were divided into four teams. Teams 1 and 2 were asked to emphasize
office uses, and Teams 3 and 4 were asked to focus on residential uses. Each
team developed a final report detailing their recommendations. This report
presents a concise summary of those recommendations. Common elements
such as research and site analysis are presented as a synthesis of the teams’
findings. The individual recommendations for use and design were unique, and
so each team’s vision is presented separately. In spite of separate analysis and
development, several common themes emerged from the recommendations,
which are presented in the conclusion of this report.

Sustainable Cities Initiative
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Background and Context

Historical Context

The historical context of an area plays an important role in the planning process.
To anticipate the future, planners must start with an understanding of the
environmental, cultural, and economic forces shaping an area. The following
sections present a brief history of Jackson County, Medford, and this project’s
Catalyst Site.

Medford and Jackson County

Indigenous and Early Non-Indigenous Settlers

The Modoc, Shasta, Rogue River, and Umpqua Native American tribes
originally inhabited the area we now call Jackson County (Jackson County
Oregon Website, 2013). In 1846, Jesse and Lindsey Applegate and 13 others
left LaCreole, Oregon to establish a new route to Southern Oregon, forging the
Applegate Trail through present-day Medford. The gold rush of the 1850s-1890s
fueled settlement of the area with both mining and agriculture (primarily fruit and
ranching) powering the local economy (Oregon County Court, 1914). In 1852,
Jackson County was officially incorporated, followed in 1885 by the City of
Medford (Webber & Webber, 1996).

The Railroad Years and the Orchard Boom

In 1883, the Oregon and California Railroad completed a segment through the
Bear Creek Valley and built a railroad depot in what is now downtown Medford.
Following this, a strong commercial core sprang up around the railroad and
local business leaders formed the Medford Commercial Club to market Medford

Genessee East
Main Street et

-~Jackson County
Downtown ) : i~ Health Site """
Medford : ’
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and the Rogue River Valley as a hub of commerce. This effort, combined with
the valley’s favorable climate, led to the Orchard Boom of the late 1800s and
early 1900s. The railroad enabled the orchard industry to flourish and spurred
the eventual success of the Harry and David mail order fruit business, now a
mainstay of Medford’s economy.

The Great Depression, World War Il, Timber, and Agriculture

The Great Depression nearly collapsed Medford’s local economy, but New
Deal programs and the onset of World War Il helped to reverse the downturn.
In 1942, the US Army established Camp White (now White City) as a training
area, bringing a huge influx of population. Wartime industries consumed large
amounts of lumber and initiated a timber boom that remained dominant in

the economy until the 1970s. In the 1980s, political and endangered species
conflicts turned back the timber industry, but the agricultural (orchard and
vineyard) and recreational sectors continued to grow.

Medford as a Regional Hub

In the wake of WWII, two hospitals were constructed in the city, Rogue Valley
Memorial (now Rogue Valley Medical Center) and Providence (Webber &
Webber, 1996). This medical boom laid the foundation for the city’s future
economy and attracted many retirees to the area. The construction of I-5 in
1967 combined with Medford’s other amenities firmly established the city as the
center for retail, social services, and health services in Southern Oregon and
Northern California (Aleccia, 1999).

i H= 5 ..'\_1.." A 1 .1-‘.'
Figure 2: View of East Medford from Downtown.
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The Catalyst Site

Prior to 1900, the East Main Street Neighborhood was used primarily for
agriculture, but by 1910 much of the area had been converted to residential
uses (Old East Medford Neighborhood Association, 2013). What are now the
Geneva-Minnesota Historic and Corning Court Historic Neighborhoods sprang
up in the late 1800s and early 1900s. Most of the existing structures in the
neighborhood now, however, were built much later (see Figure 3).

Commercial development in the East Main Street Neighborhood took off in the
post-WWII boom years. Doctors relocating from downtown to be closer to their
patients and the Rogue Valley Memorial Hospital created a cluster of medical
facilities along East Main Street. This area, historically referred to as “Doctor’s
Row,” still houses numerous physicians, dentists, and other health care
professionals (Medford Mail Tribune, 1957).

Jackson County purchased the two large plats currently occupied by the
Jackson County Health Department in 1989 (highlighted in Figure 1). After
operating from the site for almost 25 years, the County has decided to

relocate to a new downtown location and will be vacating the property within
approximately one year. The repurposing and redevelopment of this area forms
the basis for the plans this document presents.

On the whole, the East Main Street Neighborhood can be seen as a microcosm
of industry trends that have shaped Medford. Over time, Medford has changed

from an agricultural and timber based economy to one strongly supported by the

service sector, just as the Catalyst Site has transitioned from farming to health
care and commercial activity.
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Figure 3: Age of structures in the East Main Street Neighborhood. Source: Jackson County GIS.
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Modern Context

The following sections give an overview of the project’s social and economic
setting. By understanding the current profile of the area and trends likely to
impact residents, the redevelopment proposal can make informed decisions
about which site uses might be most appropriate for the project’s context.

Demographic Trends

Population Growth

In 2000, the Census estimated Medford’s population to be 63,154. By 2012, the
population had increased 17% to 76,459. Medford estimates its population size

will increase to 115,900 by the year 2029 (City of Medford Planning Department,
2010c).

Aging Population

Medford’s population has been steadily aging since 1980. The 55-to-74 year old
segment has been slowly increasing over the past 30 years, while the 34-and-
under segment has decreased by 11 percent since 1980.

100%
90%
80%
70%
60%
50%
40%
30%

m75and Over
m55-74
H35-54
m18-34

H Under 18

20%

10%
0%

1980 1990 2000 2010

Figure 4: City of Medford population percent by age in 1980, 1990, 2000, 20010. Source: US
Census.
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Increasing Diversity

Medford’s non-white population has been growing steadily since 1980. Much
of this growth comes from the increasing Hispanic/Latino population. In 1980,
approximately 3% of Medford’s population fell into this category, and grew to
13.8% in 2010.

Lower Incomes

Between 1980 and 2000, median household income in Medford increased,
but since the recession, it has sunk below 1980 levels. Additionally, Medford’s
median household income is about $6,000 lower than the Oregon average.

High Cost Burden

Cost burdened households are defined as households that spend 30% or
more of their income on housing costs. From 2000 to 2012, cost burdened
households increased in Medford. Renter-occupied households experienced
considerably higher levels of cost burdening compared with owner-occupied
households (see Figure 5).

Percentage of Medford Households Experiencing Cost Burdening by
Tenure

2000 2012 Percent Change
Owner-Occupied |25% 29% 16%
Renter-Occupied [48% 56% 17%
Total Occupied 35% 41% 17%

Figure 5: Percentage of household experiencing cost burdening by tenure. Source: US Census
Bureau. 2000 & 2012.

UNIVERSITY OF OREGON




7.9%
Oregon m 13.4%
= [+]
7.9%
Jackson County w
12
Medford w

0.0% 20% 40% 6.0% 80% 10.0% 12.0% 14.0% 16.0%

14.1%

2010 m2000 m 1990 m1980

Figure 6: Growth of non-white population over time. Source: U.S. Census Bureau, Decennial
Census 1980, 1990, 2000, 2010.
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Figure 7: Median household income over time. (Adjusted for inflation to 2010 dollar value) Source:
U.S. Census Bureau, Decennial Census 1980, 1990, 2000, 2010.
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Economic Trends

Shift from a Manufacturing to Service Based Economy

As Figure 8 shows, the service sector now accounts for over 30% of jobs in
Jackson County while manufacturing has decreased from 18% to 10% in the
past 40 years. In the past decade, employment in health services has increased
over 30%, making the health care field Medford’s fastest growing employment
sector (Figure 9).

In addition to growth in the health care industry, Jackson County has
experienced moderate job-growth in the public sector and entertainment,
hospitality, and cultural industries. Although the retail trade lost employment
overall in the past decade, the retail sector has maintained consistent
importance in Jackson County’s economy, most likely because Medford serves
as the retail hub for the Southern Oregon and Northern California I-5 corridor.
Breaking retail jobs down by specific retail activities reveals that areas such as
food stores, hobby stores, and general merchandise stores have been growing

since 2001.

Jackson County 1970 1980 [1990 |2000
Farm 7% 5% 4% 3%
Agricultural services, forestry, and 1% 1% 1% 2%
fishing

Mining 0% 0% 0% 0%
Construction 4% 5% 5% 6%
Manufacturing 18% 14% 13% 10%
Transportation and public utilities 5% 5% 5% 5%
Wholesale trade 4% 4% 4% 3%
Retail trade 19% 20% 21% 21%
Finance, insurance, and real estate 6% 8% 6% 7%
Services 19% 21% 27% 31%
Government and government 17% 16% 13% 12%
enterprises

Total 100% |100% |[100% |100%

Figure 8: Growth and decline of Jackson County’s major employment sectors. Source: Bureau of
Economic Analysis, Local Area Personal Income and Employment, Total full-time and part-time
employment by industry (CA25, CA25N),1970, 1980, 1990, 2000.
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Figure 9: Medford’s largest employment sectors ranked by growth (2001-2012). Source: Oregon
Employment Department; OLMIS database. 2001 and 2012.

Sector % Increase or decrease
in employment

Miscellaneous store retailers -43.98%

Motor vehicle and parts dealers -18.47%

Personal and laundry services -17.96%

Gasoline stations -10.45%

Clothing and clothing accessories stores 0.70%

Food and beverage stores 5.73%

General merchandise stores 11.97%

Sporting goods, hobby, book, and music stores 14.06%

Building material and garden equipment and 35.70%

supplies dealers

Figure 10: Jackson County retail categories ranked by growth since 2001. Source: Oregon
Employment Department; OLMIS database. 2001 and 2012.
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Implications

Housing

Medford’s demographic trends have several implications in the area of housing.
Population growth will put pressure on existing housing units, which indicates
an increased need for new residential space. The redevelopment proposal for
the Catalyst Site has the potential to provide for this need. The characteristics
of Medford’s population should also inform the type of housing proposed for
the Catalyst Site. Apartment-style rental properties are popular with aging
populations and lower-income and/or cost-burdened populations would benefit
from access to more affordable multi-family housing units.

Health Care

The strength of the healthcare industry combined with the existing health care
uses on the Catalyst Site creates a strong precedent for continued use as a
medical hub. The steady expansion of Medford’s health care industry, driven
in large part by the hospital system and retirement communities such as the
Rogue Valley Manor, indicate that providing adequate health care facilities will
be critical to support the growing industry. Improving the medical office space
provided for these uses would complement an already thriving industry.

Entertainment, Hospitality, and Culture

The strength of the entertainment, hospitality, and cultural industries suggests
Medford’s economy would support the addition of commercial uses to the
Catalyst Site such as cafes or restaurants.

Retail

Despite the overall recent decline of the retail sector, the growth of food and
beverage stores, general merchandise, sporting goods/hobby shops, and
building material suggests that Medford has room to capture more local and
regional demand for these goods, especially given Medford’s status as a
regional hub.

Historic Heritage

The East Main Street Neighborhood'’s historic heritage, reflected in the late-19th
and early-20th century units in the two historic districts and scattered throughout
the neighborhood, should inform the design of new structures placed on the
Catalyst Site. This will create an appealing design consistency throughout the
area and celebrate its heritage.

UNIVERSITY OF OREGON
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Planning and Policy Context

Population Growth

According to the Medford Comprehensive Plan, which details the City’s adopted
goals regarding land use, Medford grew from 39,700 residents in 1980 to
77,240 residents in 2009. Looking forward, projections show that Medford is
expected to grow by an additional 35,591 residents between 2009 and 2029.

To accommodate this level of growth, 15,050 new dwelling units will be needed,
11,424 of which will be placed within the existing urban growth boundary (City of
Medford Planning Department, 2010a).

To meet the demand of future growth and maintain neighborhood livability, the
City of Medford Strategic Plan and the City of Medford Comprehensive Plan
encourage dense development around existing activity centers. The Catalyst
Site discussed in this document has been identified as a part of one such
activity center.

The Medford Comprehensive plan includes the following policies related to the
density of future development (from the Housing Element):

Policy 2: The City of Medford shall designate areas for residential development
that are or will be conveniently located close to pedestrian, bicycle, and transit
or high capacity transportation routes, community facilities and services, and
employment to ensure that the benefits of public investment in those facilities
are available to as many households as possible.

Policy 3: In planning for needed housing, the City of Medford shall strive to
provide a compact urban form that allows efficient use of public facilities and
protects adjacent resource lands.

Policy 5: The City of Medford shall provide opportunities for alternative housing
types and patterns, such as planned unit developments, mixed-uses, and other
techniques that reduce development costs, increase density, and achieve
projects that are flexible and responsive to the site and surroundings, including
the conservation and enhancement of areas having special scenic, historic,
architectural, or cultural value.

Housing Affordability

The redevelopment of the Catalyst Site provides the opportunity for the City

of Medford to address housing affordability needs identified in the Medford
Comprehensive Plan. In 2009, about 33% of Medford households were
considered low income. This is exacerbated by the fact that between 2000

and 2008 housing affordability in Medford decreased. Policy 8 of the Medford
Comprehensive Plan Housing Element makes developing affordable housing a
priority for the future.
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Figure 11: Composite Site Analysis Map
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Transportation

Expanding transportation access at the Catalyst Site aligns with the goals of the
Transportation System Plan (TSP), which aims to increase the share of dwelling
units located within a quarter-mile of transit routes. Medford’s TSP focuses on
“providing a multi-modal transportation system that supports the safe, efficient,
and accessible movement of people and goods while achieving the City’s vision
for its future as an outstanding livable community” (City of Medford Planning

Department, 2003).

Historic Preservation

Located in close proximity to two architecturally significant historic districts,
the Catalyst Site provides an opportunity to promote the historic legacy of

East Medford. The Medford Comprehensive Plan identifies “the preservation

of existing housing stock and neighborhoods through continued support of

programs related to housing rehabilitation and neighborhood revitalization” as a

key goal for the future.

UNIVERSITY OF OREGON
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Site Analysis

Local Context

Site Location & Access

The East Main Street Neighborhood is located east of downtown Medford.

Two major thoroughfares, East Main Street and Jackson Street, run east-west
through the neighborhood connecting it to downtown Medford. Crater Lake
Avenue, another major thoroughfare, originates at East Main Street and runs
north through the neighborhood. Interstate 5 (I-5) defines the western boundary
of the neighborhood.

The Catalyst Site is approximately one-half mile east of downtown Medford and
situated just west of Roosevelt Elementary School and Hedrick Middle School,
and encompasses nine acres at the intersection of Crater Lake Avenue and
East Main Street. It is bound on the west by Crater Lake Avenue, on the north
by single-family houses facing Reddy Avenue, on the east by an alley, and on
the south by East Main Street. An additional parcel is located on the south side
of East Main Street, bounded by Portland Avenue on the west, and St. Peter
Lutheran Church on the east.

East Medford’s development largely stemmed from the increased activity and
growth in downtown. Despite the short distance between the two areas, I-5 and
Bear Creek form a barrier between the neighborhood and downtown Medford.
The proximity of the Catalyst Site to downtown, however, creates an opportunity
to reconnect the two areas, promote a concentration of centralized activity, and
provide convenient services for adjacent residential neighborhoods.

Businesses in the Surrounding Neighborhood

Businesses located on the Catalyst Site and surrounding area include medical/
health services as well as a variety of professional services (law offices, real
estate services, financial and insurance services). There are a few restaurants
nearby including a sandwich shop, a boutique café, and a coffee stand. One
quarter mile northwest of the subject site is the Medford Center, a larger scale
shopping center that provides a wide array of services. The center has a
Safeway, Rite Aid, movie theaters, a gym, and two restaurants.

Zoning

East Main Street’'s Commercial, Service and Professional (CS/P) zoning
designation fits with actual usage: medical professional offices including
dentists, optometrists and massage therapists dominate the lots adjacent to
East Main.
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The surrounding East Main Street Neighborhood is primarily single-family
housing. Most of this housing is zoned either Single Family Residential (SFR-6)
which allows for development at a density of 6 units per acre or Single Family
Residential (SFR-10) which allows for development at a density of 10 units per
acre.

Natural Environment

Climate

Medford’s climate is fairly moderate. Starting later in the fall through the
beginning of the spring, the weather is cool, damp and cloudy. In later spring
and the beginning of fall, the temperature is fairly warm and the climate is
generally sunny and dry. Summers can get pretty hot with days routinely over
100 degrees Fahrenheit (City of Medford Planning Department, 2010b).

Temperature

Data from the National Weather Service indicate that July and August are

the warmest months in Medford. December and January are the coolest
months: “the average daily high temperature in Medford is between 80 and

95 degrees during the summer and between 25 and 45 degrees in the winter”
(City of Medford Planning Department, 2010a). Winds come from the south
during the winter and the northwest during fall, summer and spring. Winds
normally average five miles per hour with the exception of the summer, where
thunderstorms can bring in winds exceeding 40 mph (City of Medford Planning
Department , 2010a).

Precipitation

Medford gets an average of 20 inches of rain per year. Its location near the
Siskiyou and Coast Range Mountains creates a rain shadow effect which limits
precipitation. December and November are the wettest months of the year.

Topography

Medford sits in a valley, just east of the Coast Ranges. The East Main Street

Neighborhood is relatively flat, except for the uphill slope beginning at Lindley
Avenue and East Main Street. Bear Creek, which parallels I-5, is a significant
natural feature within the East Main Street Neighborhood.

Soil

The soils within the Medford Urban Growth Boundary (UGB) range from
moderately-permeable soil in lower elevations (Class B), to low-permeable
soils (Class D) at higher elevations in the foothills. These soil classifications are

ideally suited for most kinds of urban development (City of Medford Planning
Department, 2010a).
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Water Quality

The health of forests surrounding Medford’s UGB impacts surface water quality
in the city. An increase in agriculture, timber harvesting and urbanization in

the forested hills have negatively impacted Medford’s water quality but the city
addresses urbanization stormwater run off in compliance with the Environmental
Protection Agency’s (EPA) Clean Water Act (City of Medford Planning Dept,
2010a).

Medford’s potable water supply comes from Big Butte Springs, the Rogue River
and groundwater stored in underground aquifers. Groundwater quality can be
contaminated by landfills, agriculture, urban stormwater, drain fields, mining,
and spills and leakage (City of Medford Planning Department, 2010a).

Bear Creek, an important stream near the Catalyst Site, was identified as a
“‘water quality limited stream” and placed on the US EPA’s 303(d) list of impaired
waters in 1987. Baby Bear Creek in Bear Creek Park is also located near the
site and according to the City of Medford Planning Department, Baby Bear
Creek experiences irrigation return flow, which negatively impacts water quality.

Air Quality

Motor vehicles contribute significantly to air pollution in the Medford area (City
of Medford Planning Department, 2010d). The cars and transit vehicles utilizing
the busy thoroughfares of Jackson Street, Crater Lake Avenue, and East Main
Street generate smoke, carbon monoxide, and particulates.

Wetlands

In a study completed in 2002, 134 wetlands were mapped within Medford’s
UGB, totaling 293 acres. According to Medford’s local wetland inventory, no
wetlands would be affected by the redevelopment of the Catalyst Site.

Sensory Experience

Sight: Points within the East Main Street Neighborhood have views of the
mountains surrounding the City of Medford. The northern side of the Catalyst
Site offers one such view.

Sight: The streets in the East Main Street Neighborhood feature buffers,
including trees and planters that offer an appealing aesthetic. The historic
neighborhood district also provides visual appeal through consistent use of a
distinct architectural style.

Sound: There are minimal loud or unusual noises in the neighborhood.
Automobile traffic, particularly on Crater Lake Avenue, contributes noise but
generally is not disruptive.

Smell: There are no foul or unusual smells in the East Medford neighborhood.
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Site Visibility

The Catalyst Site occupies a key intersection in East Medford. The many users
of Crater Lake Avenue and East Main Street pass by the Site regularly. These
streets draw from both downtown Medford and greater East Medford, therefore
making the Site a visible location for residents outside of the immediate
neighborhood.

Built Environment

Urban Form

The Catalyst Site has eleven structures, ten of which are one story high. The
buildings are dispersed throughout the site, separated by parking lots that
make up roughly half of the nine-acre site (Figure 12). Building architecture and
setbacks vary, resulting in a lack of cohesion in form and design. Moreover,
some buildings lack clear entrances or signage. Buildings on the Site feature
two styles of roofing: flat with parapet, and gable roof with shingles. Other
materials used for the buildings on the site include CMU blocks, brick, metal
roofing, and wood and vinyl siding.

The subject site contains 11 vehicle access points, providing ease of access for
automobiles, but presenting dangers for pedestrians and bicyclists. Pedestrian
and bicycle access between the main parcels of the Site (on the north side

of East Main Street) and the Site’s smaller parcels (on the south side of East
Main Street) presents a challenge since the nearest crosswalk is roughly 200
feet away. Little to no streetscaping is present on the sidewalks of Crater Lake
Avenue and East Main Street.

The East Main Street Neighborhood maintains a strong grid, but blocks
are inconsistent and of varying lengths throughout the area (Figure 13).
The irregularity of block length negatively affects the overall fabric of the
neighborhood, namely, in terms of connectivity.

Existing Land Use

The East Main Street Neighborhood contains a mixture of residential and
commercial uses. Between |-5 and Academy Place, East Main Street includes
retail commercial, service commercial and residential uses. East Jackson Street
includes many of the same uses. Outside these two major corridors, the interior
of the neighborhood largely consists of single-family residential housing.

Housing Stock

Most dwelling units in the East Main Street Neighborhood are single-family
homes. Some multi-family housing, including duplexes and low-density
apartment complexes, are also present. These buildings form the periphery of
the neighborhood along Taylor Street as well as near the corner of East Jackson
Street and Academy Place.
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Figure 13: Block Sizes
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Most homes surrounding the Catalyst Site were built between 1900 and 1950.
This area is zoned SFR-6 (Single Family Residential 6 units/acre) and classified
as “Urban Residential” under the City’s General Land Use Plan.
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Transportation & Infrastructure

Streets and Automobile

Both East Main Street and Crater Lake Avenue are designated major arterials
by the City of Medford. East Main Street becomes a Major Collector at the
eastern edge of the Site boundary. Along the Site, vehicles make approximately
13,100 average daily trips (ADTs) up and down Crater Lake Avenue and 11,900
ADTs on East Main Street (City of Medford Planning Department 2010d).

Lane patterns on East Main Street change over the length of the Site. East
Main Street is four lanes at its intersection with Crater Lake Avenue, changes
to two lanes with a center turn lane just east of Crater Lake Avenue, and finally
becomes a two-lane road with no center turn lane at Willamette Avenue. The
right of way width is consistent through this pattern change, and as a result,
lanes are wider east of Willamette Avenue (approximately 13 feet). Crater
Lake Avenue has two lanes in each direction, separated by a double yellow
centerline. The majority of surrounding neighborhood streets are unmarked
minor circulators.

There are no one-way streets in this area, and no on-street parking on East
Main Street or Crater Lake Avenue. The surrounding residential streets feature
on-street parking on both sides of the street. Most streets in the East Main
Street Neighborhood appear to be in good condition.

Public Transit

Rogue Valley Transportation District’'s (RVTD) Route #60 has designated bus
stops at Crater Lake and East Main Street (Rogue Valley Transportation District,
2013a). This stop is served by inbound and outbound trips between White City
and Front Street Station in downtown Medford. Key stops on the route include
Front Street Station (5 minutes from Site), Providence Medical Center (6
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minutes from Site), Costco in Crater Lake Plaza which provides other “big-box”
store amenities (17 minutes from Site), and Cascade Shopping Center in White
City (26 minutes from Site). Buses run every 30 minutes in both directions, with
the inbound trips operating between 6:13 AM - 9:43 PM and outbound trips
operating between 5:05 AM - 8:35 PM (RVTD, 2013b).

Bicycle

Despite recent efforts to enhance bike transit in the
East Main Street Neighborhood (including a “road
diet” along East Main Street to provide space for bike
lanes), cyclists still face major challenges. The new =
bike lanes along East Main Street are relatively narrow

(3 feet wide) and unevenly paved. The lanes abruptly
terminate at Lindley Street, just east of the Site.

Despite limited bicycle infrastructure within the East
Main Street Neighborhood, the area does have
convenient access to other bicycle amenities: the
Bear Creek Greenway provides 20 miles of Class |
bikeway that runs from Ashland to Central Point. The
closest access point is 0.9 miles (4 minutes) from
the intersection of East Main Street and Crater Lake
Avenue.

¥
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Figure 17: Circulation
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Pedestrian

East Main Street offers sidewalks and pedestrian signals at all traffic lights,

but sidewalks are narrow and in disrepair at several points. Their condition

and proximity to heavy traffic diminishes walkability on East Main Street.

The Catalyst Site includes nine distinct and disconnected parking areas;

each building has its own parking lot. There are 11 curb cuts for parking

lot entrances on Crater Lake Avenue and East Main Street, as well as one
entrance connecting the site to Reddy Avenue. The Catalyst Site forms a large
block which does not fit the surrounding neighborhood and acts as a barrier to
pedestrian accessibility. Most surrounding residential streets have shorter block
lengths.

Opportunities and Constraints

Opportunities

There are a variety of opportunities associated with the redevelopment of the
Catalyst Slte. These are discussed below.

+ Catalyst Site is centrally located

« Site is in close proximity to desirable amenities: downtown, Hawthorne Park,
Bear Creek Greenway, and shopping

« Site is in close proximity to neighborhood schools

* At nine acres, the Site is large enough to offer design flexibility

+ Site is easily accessible from downtown by car, bus, bike, and on foot
« Site is located on an arterial road with high visibility

+ Strong residential fabric in neighborhood surrounding the Site

* Potential to build upon historic character of surrounding neighborhood
» Potential catalyst for neighborhood revitalization

* Proposed Hawthorne Park redevelopment will improve on existing
neighborhood amenities

* Redevelopment of Catalyst Site may act as a model for neighborhood form
standards that will improve neighborhood design consistency

Constraints

The site has several constraints affecting redevelopment. These are discussed
below.

* The nine-acre Catalyst Site is broken into several parcels. If the site is
developed in a piecemeal fashion it may not achieve the vision outlined in
this document.
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Inconsistent urban form fails to provide the neighborhood with a distinctive
character and limits connectivity to surrounding areas

Inconsistent building set backs give the corridor a fragmented appearance
Bike lanes are narrow and sidewalks uneven in some areas
East Main Street and Crater Lake Avenue are overly automobile centric

Large number of curb cuts around site limits walkability
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Vision 1: Office Emphasis
Lok Yee Au, Bjorn Griepenburg, Elizabeth Miller, Marwan Najjar, and Eli Tome

Vision and Overview

Team 1 sought to create a vibrant and active neighborhood center celebrating
the historical influence and culture of the East Main Street Neighborhood.

The proposal utilized smart growth practices to integrate office, commercial,
residential, and community space throughout the Catalyst Site. Team 1 relied
on neighborhood demographics, key neighborhood needs, and Medford’s
Comprehensive Plan to inform their land use decisions. Team 1’s proposal aims
to:

1. Reinforce neighborhood place-making principles and serve as an example
of effective land use

2. Serve office, commercial, cultural, and community needs through mixed-use
development practices

3. Ensure the redevelopment of the Catalyst Site is seamlessly integrated into
the historic residential fabric of the neighborhood

4. Incorporate green space and serve as a model for sustainable development
5. Encourage the use of alternate modes of transportation

These guiding principles led Team 1 to rethink the entire layout of the Catalyst
Site. Their vision repurposes three of the existing buildings, but significantly
transforms the Site’s building placement and street structure. The team made
a conscious decision to limit building height and suggest design elements that
seamlessly blend in with existing neighborhood character. The new mixed-
use, transit-oriented design proposal features dynamic public spaces and
environmental services that together will make the Site a desirable and active
neighborhood center.

Elements

Office

Vision 1 features a total of eight office structures. Five of these buildings are
designated for exclusive office use while the three remaining buildings are
mixed use office-commercial and office-residential. This mixed-use strategy is
designed to appeal to multiple users and to spur activity outside of the normal
workday. The commercial zoning could be occupied by shops and restaurants
and the residential zoning will bring new residents into the neighborhood when
offices are closed for the evenings. At the same time, the inclusion of office
space ensures that the Catalyst Site will contribute economic vitality to the
neighborhood and stay active during the workday.
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Figure 18: Vision 1’s Final Concept Design.
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Figure 19: Building uses by floor level.
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Key Office Objectives
1. Provide useful on-site amenities that cater to neighborhood needs

The inclusion of a pharmacy and medical offices in the redevelopment
plan is designed to centralize medical facilities making them accessible to
residents by alternative transportation modes such as foot or bike.

2. Integrate a mix of uses into buildings

Vision 1 includes ground floor retail as a way to create more interesting,
active space. Mixed-use development creates efficiencies for office workers
who may be able to do their shopping on-site rather than making an extra
trip.

3. Create an activity node on the southwestern portion of the Site

By placing the most heavily used buildings in the western and southwestern
areas of the Site, Vision 1 aims to create a centralized activity node at the
busiest intersection, away from the quiet residential areas north of the Site.

Residential

Having examined demographic trends in the East Main Street Neighborhood,
Team 1 identified housing as a key need. As a result, Vision 1 includes two
residential structures: one with ground-floor office and second-story residential,
and one with ground-floor commercial and second-story residential. These
buildings are located near the center of the Catalyst Site, in close proximity to
tenant amenities such as a park and community center. Low-income housing
was identified as a key residential need.

Key Residential Objectives
1. Provide affordable housing options to Medford residents

In response to the below-average incomes present in the East Main Street
Neighborhood, Vision 1 includes two buildings dedicated to affordable
housing (to the east of McAndrews Street). These buildings are located in
close proximity to public space which can serve residents in lieu of private
backyards.

2. Complement public areas and promote safety

The placement of residential structures near the public right-of-ways, parks,
and plaz