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~ « For Oregon District residents, clear incentives
- exist to not just protect residential quality from
 negative business practices but to in fact enhance
residential quality through symbiotic, mutuall
advantageous retail and service uses: .,

The Oregon Business District has reached a general
. homeostases, barring additional vacancies such as Freund

Precision which thankfully appears highly. unlikely.

Therefore, in a true sense the only direction is up; thereal - \

issue is one of timing e.g. “when”. In answering the
“when” question, one really must answer the “who”
question. A fundamental part of the planning effort was
to create and work with a working task force comprised

of Oregon Business District and adjacent property owners

and tenants, residents, and city officials. From this

beginning, an organized, committed nucleus of concerned A

individuals must form to achieve significant progress in
tackling the myriad of planning objectives facing the
Oregon Business District. o . _

‘The Oregon Business District is ripe for a significant
- turnaround even during these present difficult economic
times. Efforts invested in the Oregon Business District
 through the Task Matrix will be rewarded in economic

return for owners and tenants, in increased confidence in

 the Oregon Business District’s future, and in solidifying

the role of the Central Business District, of which the

. Oregon Business District is a vital part, as the center
focus for retail, office, entertainment and cultural activi-

ties for the Dayton metropolitan area.
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EXISTING BUILDING TYPE INVENTORY

ESELH: he Oregon District consists of a wide variety of
; .”MW.A_,__ building types that were built between the late
% 1800’s and early 1940’s. For the most part the

jé#ias: buildings are interesting and valuable. The

condition of most structures is above average for the age

*,

" of the building, Many of the exterior facades have been

remodeled to a level that is respectful of their original

ke . design. In the case of some, the original facades have

been covered with a newer material/facade application
which makes the original facade subject to question as far

© ' as opportunities for restoration. Along Fifth Street,

exterior facades of most of the structures are masonry.

- ‘There are a few wooden structures which add a visual ~

diversity. |
In order to quantify and better understand the buildings

along Fifth Street, four distinct building categories were
. established. These were based on the assumed initial use

of the structure, regardless of contemporary modifica-

~ tions. The categories include the following:

" 1. Single and two-family structures. This building

type is distinguished from others by being
primarily two-story in nature and having a scale
similar to that of a single-family residence.

- 2. The second type is multi-family/commercial.

This building type was originally built as a
traditional apartment building with units and/or
some commercial space on the first floor. These

' residential structures are unique because of their

three-story height which utilizes parapet walls and
flat roofs giving them a more commercial
character to the building. .

. Commercial/Residential - Around the turn of the
_ nineteenth century, a number of structures. were

built consisting of . retail or commercial first
floors and walk-up flats/apartments above. The
vintage of the Oregon District affords it a pre
dominant number of these types of structures. In
some cases, these structures were originally built
as manufacturing facilities i.e. the “Stepladder

. Building”; however, their articulation and scale is

consistent with the standard mixed commercial/
residential turn of the century building. Most
typical examples of these structures would be T.B.
Griggs and T.B. Hopkins. ”

. Commercial structures are those either single-
~ story or multi-story that were constructed for-

-
(b W52
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totally commercial purposes. These uses would
include retail, light manufacturing and

- warehousing. The Freund Precision building
serves as perhaps the most notable example of this
type of building; however, others would include
the Goodwill Store] | !

% . Anoverview of the building inventory in the Oregon
{  Business District includes 32 buildings with 265,120

‘square feet of space and percent remaining vacant at the
time of report preparation. Of that vacant space, 41

~ percent or 108,900 square feet is in second floor space.
The reuse and renovation of present vacant space there-
fore must address upper floor as well as ground floor
usage. , ;

ADAPTIVE REUSE SCENARIOS

Rehabilitation scenarios were developed for the purposes ..

~ of testing the financial viability of implementing an
adaptive reuse program for vacant structures. The District
presently consists of a rather high degree of underutilized
buildings consisting of vacant second, third and fourth
floor areas. -Any muwu&mi feasible undertaking in this
 area would have to be responsive to the market place;

however it does seem reasonable that a non-income
producing vacant property is less desirable than one that
produces a marginal income sufficient to subsidize the

. debt service on the property.

- With that concept in mind, two scenarios were investi-

gated. The first scenario acknowledged that in order to
be competitive in the market place the potential rental

. income from any structure would have to be deeply

discounted. The construction financible for sucha
scenario would then by definition be very minimal and

“only provide basic services such as heating and sanitary

facilities. The Emporium Building was selected asa

_prime building for this scenario, because the exterior -
~ facade of the building had already been rehabilitated with

an interior that had basically been stripped back to the

- simplest of structures. Referring to the figures provided

as part of this text, under this first scenario a very modest
cash flow would be realized.

A second scenario was explored under the basis that the
existing structure would be only updated to the lowest
most cost-conscious level of the market place. The
concept under this scenario was to take advantage of
remodeling sections in the state code to provide new
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housing in those vacant spaces on the second and third

‘floors along Fifth Avenue. It was assumed that loft-style

apartments of very simple construction would be appeal-
ing and would wmaﬁww rely on the ambiance of the

building itself. Again, as with the first scenario, a very -
modest cash flow could be realized if such a project was

‘developed. |

In summary, the reuse and renovation of existing vacant
square footage can clearly be ¢conomically viable, even
at a fairly low rental rate. Clearly the lower the rental
rate, the more target options exist in selecting users
compatible with the long-term positioning of the Oregon
" Business District, e.g. cultural uses, art gallery space,

_ those who would bring a very positive image change to
the area. To tap. this economic potential, specific focus
must be given to communicating the availability, renova-

 tion possibilities, and unique features of the building
spaces that are available. The homework as to what is
possible must be provided by the seller and not assured

on behalf of the buyer. Specific marketing actions have -

,cooaF&:n&mmvwngeﬁwaonoggaoaﬁmmwzmpﬁx
- within this planning document. L ,
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The purpose of preparing and finalizing goals and plan-
ning principles for the Oregon Business District Studyis
to provide a written guideline or evaluative tests by which
tojudge planning recommendations included not only
within the report but future recommendations that will
inevitably occur over time, Planning ideas that meet the
 planning goals and principles contained within those

. Statements should be encouraged. Planning concepts that
do not meet or detract from those goals and principles
‘should be discouraged. , . _

Session Il -

The planning goals and unuo@om provided the basis by

- which broad planning options could be examined, tested
- and refined. Alternatives were broadly examined includ- .
.ing: ‘ S

*  additional retail, residential, office and
~ entertainment land uses P
*  traffic, parking and pedestrian concepts -
~ + land use and physical changes to areas adjacent to
the Oregon Business District |
*  potential areas for image enhancement
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&} Ry - Economic success =
- - *m * Neighborhood preseryation and enhancement
: “. s&. . » A vital part of a vibrant CBD
R T D & .“W | » Determine our market y
. ‘\J * Long-term vision and direction _
R e
= mﬂﬂm»_".- ﬂ‘ -+ *Determine SmcEQ of .Hmmna
. 1) ﬁ . * Keep most existing buildings =~
: “m 2 “ B -« Must create an ongoing management/organization
o u__“ * Evolve a clear OBD image distinct from CBD!

* Upgrade image, safety, security
~ « Sustained level of activity for visitors
 Attract noontime traffic to OBD

FACTS

- » Terrific freeway access
~ «Convenient location
* Architecturally unique setting
» Limited “frontage” (railroad a barrier)
« Very mixed use _

~ * Vacancies

¢ Unclear, unarticulated future

* Limited upper story occupancy |

* Limited parking & distribution of spaces

* Multiple owners/multiple objectives

« Limited neighborhood service area

* Neighborhood has “common bonds”

* Neighborhood resents mEQ.SEBaE business

* Neighborhood Service :
* Food/Restaurant
» Other/Record

+ »Food markets have failed (2)

* Oregon residential area an “isolated” market
* 800 residents in tower ,
* History perception of bars, bookstores

* + Entertainment uses stay open longer!

* West side of OBD different than east
* No coordinated event planning
* (3) events per year ," .
* Springfest - 7,500
* V. Ball - 20,000
 Halloween - 25,000
* Zoning policies discourage development
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\F; District as predominantly a retail environment,
S ol y

S\lle contained within the Fifth Street Corridor be-

. BEA tween Wayne Avenue and the railroad overpass
- -to the west. One of the important parts of a planning ex-

ercise is to challenge the givens, to seek fresh, innovative
approaches to identified problems and issues.

Can the O_dmon_ Business District corridor be expanded?
Roughly 60 acres of surface land exist within 1200 feet of
the Oregon Business District - Fifth Street Corridor. 'Are

- there creative development and redevelopment opportuni-

ties that could utilize these surface land holdings in an
acceptable, exciting manner? The integration of these
land holdings into-the study effort allow questioning as to
what constitutes the actual physical as well as perceptual

- Iimits to.the Oregon Business District. Can or should
‘areas now perceived as outside of the Oregon Business

District become part of a larger planning framework in
adding a “new face” to the east as well as west of the core
study area? What positive physical improvements can be
made within these areas that will also benefit that area

~ and the Oregon Business District? With those questions

in mind, what long-term area expansion possibilities
exist? Can or should commercial expansion occur to the

north, to the east, to the west? How can commercial
pansion be contained and not grow to the south? Wt
linkages should exist to meld the Oregon Business D
trict with the Convention Center and the Central Bus
District? :

Present perception of the Oregon Business District as
retail area can cloud over opportunities for additional
office, residential and entertainment use expansion. "
focus on each of those individual use categories, a sp
cific concept was developed to address key use requit
ments for office, residential and entertainment users.
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