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OFFICE SCHEME




| RESIDENTIAL SCHEME

n,u,,_v.,,, % he v_nnmoa Oregon residential districtis a bona

I mw fide success. The pocketed residential area, tree- .

' _..u.«.m 3 .. " g ¢ . . - .
: #ifi lined streets and strategic interior open spaces,in

i\ .n. 7.
ek I

{ ~ AMSER a unique architectural character contribute o its

residential quality. Although the existing core residential
area cannot physically expand, can additional new neigh-
- borhoods be created that build on the identity and success
- of the Oregon residential district; the Dayton Towers can

'  certainly be more physically as well as perceptively

linked in the larger sense of neighborhood. Specific
development and redevelopment opportunities can exist
north of Fifth Street for additional residential use.

|
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0] ENTERTAINMENT SCHEME

Zo} ‘Bt hel Oregon Business District is also perceived as .

: .;” mw 1g an ggEBouﬁ. district, although not

R 9% always in the miost favorable of lights. If an
AREWAR evolutionary upgrade can take place, substituting
' the present patertainment image for a more positive - -
cultural-baged image, links to the Central Business
District and| the Convention Center provide significant

(T = - opportunity;, Outdoor and indoor event space and display |
4} %  Spaceare Physically achievable, most notably in the

western end|of the Fifth Street/Oregon Business District
corridor. Tiblley linkage to the Central Business Distriet
and the Conyention Onniﬂ and as well a much more rein-
forced pedestrian linkage'can undergird the physical

Ea—y adjacency of these two facilities,
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SPECIFIC PLANNING ALTERNATIVES

* Specific H&B__Em &gmnﬁm were prepared in two broad. -

* categories:

. Eﬁ.&uw concepts for those areas o:ﬁao. but
-adjacent to the Oregon Business District, e.g. the
castern link and the western link

. plgoning alternatives within the Oregon Business

 ADP#®Z . Distictas generally bounded by the railroad

overpass, Wayne Avenue and the present non- |
_ residential zoning line south and roughly parallel
.,Smmﬁmndaw g. __ .
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ATHE] - AREAS OUTSIDE BUT ADJACENT TO THE OREGON BUSINESS DISTRICT

1 The Patterspn/Oregon face provides a unique opportunity

‘Patterson|Oregon face: | - Pedestrian Space: o « _
. . - ~+ Provide improved sidewalk linkage back to the
Oregon Business District and outdoor pedestrian

for positive|physical change linking the Patterson freeway areas as part of redevelopment.

access to the Oregon Business District. Specific recom- : o
mendations include: - - Image and Identity
Land Use: S ¥ : . + Provide major entry feature at Patterson and -
. «.  Proyide opportunities for infill office and Green Streets as a landmark for both Oregon
. residentialuse. . . ' residents and the Business District. :
| ‘ S e «  Provide new image and identity to entry via Sixth
Circulation: B T o Street, -
"« Reofient circilation north of Green Street to I
provide for major park entry. - .
~« Provide boulevard entry on widened Sixth Street
" off of Patterson. S
* Parking: o e L
-+ Reofient some parking to the rear of newly

- developed uses.- . .
« Continue to encourage on street parking, -
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. PARKING AND OUTDOOR SPACES
PUTPror PILIUG 4 REDRGANIZE PARIING TO IAXIMEZE EFFRIENCY 2 CREATE
© INTERCORNELTION OF PEDESTRIAN AREAS

© PARKING DOUDES AS EYENT SPACE

«: PROPRIETARY /*SELIRED” OGTDOOR DANING AND STTTING

PARKING AND OUTDOOR SPACES
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Western Link: | Pedestrian Space:-
o N * Provide for continuation of pedestrian freatr

. The primary objective of the Western Link concept is to on both sides as well as under the railroad
- firmly connect in a physical and perceptive sense the pass via landscaping, pedestrian furniture, a-

Oregon Business District with the Convention Center. consistent street lighting fixtures, and signag

Land Use: , . Image and Identity
*» Provide for continuation of present uses with ‘

possible longer term redevelopment of property *  Develop a unified identity through the use of

north of Fifth Street up to Fourth Street for com" single design standard for signage, lighting a

~ patible uses. | . I , landscaping to encourage unification of the s

, _ . between the Convention Center and the Oreg
Circulption: o Business District. [
* Maintain necessary vehicular circulation but o 4
. reduce intersection dimensions to provide easier,

Parkirig: o .
= Provide for easier use of existing Convention
Center parking to service the Oregon Business
U . - Qnu . , S5
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{.  southeast quadrant of Wayne and East Fifth Street.

. (] .
o ¢g{  Circulation: :

%/ N e Eastern ﬁnr . _..._ou-mmn-, no..._o.:os_ versus Major.
VAVIEEY: ] Redevelopment S

A stated planning objective is to better link the Dayton
Towers as:a residential neighbarhood to the Oregon -
Business District. This can be achieved via the use of

¥ v consistent image and ideatity features and Creating better .
§  pedestrian linkages. In addition, 2 major long-term

-development opportunity could be assembled in the-

LandUse: | S
-+ Provide for either renovation of existing square -

footage into retail and linked services activities, or

proyide for major retail center including food
store, drugstore and ancillary shops at the
southeast quadrant of Wayne and East Fifth
Street. v I L .

ii]

..zﬁaagae@&eaﬁagz%&a_

. » — ‘c,onﬁ A.M .

| Parking:

*  Either maintain present parking patterns or
provide major, new parking in association with :
‘new retail center. :

Pedestrian Space:

* . Provide for safe secure pedestrian linkage -
. between Dayton Towers and the Oregon Busines
District either through existing uses and/or ,

- through linked, new major retail center.

Image and Identity .
- Continue street treatment and consistent use of
lighting, signage and landscaping east of East
- Fifth Street to include pedestrian links to the
- Dayton Tower. . .

* In the case of major redevelopment, provide ,
architectural compatibility of new retail buildings
.to the character of the Oregon Business District
~ and provide significant pedestrian spaces within
the new retail center as a focus area.




EASTERN LINK: MAJOR REDEVELOPMENT

| LEASE/REALOCATE SmFACE PARCNG BETWEDN EXSTNG M s

| EASTERN LINK: MAJOR REDEVELOPMENT
 MAJOR EASTERM REFAX. ANCHOR FOR USE5 MOT CONTADNABLE M 080
« PEDESTRIAN LIWK TO EXISTING TOWER '
o OUTDOOR PEDESTRIAN EATING AND SITTING SPACES.




|| EASTERN LINK: PEDS. CONNECTION
* RETAR ON CORMER: EE S

<. REORSANIZE PARKING LOT TO PROVIDE PEDESTRIAN/GREEN
 FROM TOWERS TO OREGON

o STRENGTHEN PEDESTRUAR CONNECTION

O " EASTERN LINK: PEDESRIAN CONNECTION

NORTH : . i
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- . Circulation;

woum._o_.za..\wo-n: Mix: -

~ The Master Plan Task Force and the consultants remain

intrigued with adding additional residential units both
inside and outside of the immediate study area. The
purpose of tle retail/residential mix concept was

. explare this option in more detail. -

Provide additional new retail space and in
~ addition provide residential units on top of new
- retail space. o - v
»  Encoprage reuse of presently vacant second floor
space! to provide additional
of Fifth Street. .

"o Examine feasibility of vacating Pine Street to -
- allowfor Eﬂ.o»m&zuw»no parking. _

Hnmanuma units north

" Parkin

g ,
Provide reconfigured as well as additional surface

- parking through redesigned layouts and potential

demolition of underutilized structures.

* Provide for parking structure on vacant mwmoo due
~ north of Pine Street linked and serviceable to

residential as well as business users.

Pedestrian Spaces: |

Provide convertibility of major surface parking
north of Fifth Street into temporary event space as

- needed. . ‘ ,
* Provide for residential “respites” e.g. small but

. Image

- Provide parking lot entry off of Sixth Street tore

configure parking area between Fifth and Sixth -
Streets immediately west of Brown Street. .

S

~ well Iandscaped proprietary residential spaces.

and Identity’ -

Provide for consistent, unified streetscape up -
grades with streetscape standards cartied into the
Pine Street/upper tier development/redevelopment




RETAIL/RESIDENTIAL mx .'

« PARIING LOT CAN BE [10SED TO EXPAND EYENTSPACE.

* PNEYACKTED TO PROVIE CHNTRAL YENT PAE |

" |['© PARKING STNSCTDRES 10 SUPPORT NEW/EE. BEVEL
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The residential 8:-.%»& scheme represents a variation

- on theiretail/residential scheme, entailing less new retail
construction and no demolition of any existing structures.

* Construct limited retail combined with a small

‘ %8%“%~8§§Eom§_m§ A

. . ".on present parking area.
: * Provide for expanded use of second floor space
with companion new construction for residential

g:ﬁvomgumgggnwm&uﬁoﬁ -

Circulation: : B ,
* Close Pine Street and substitute with parking lot
connection that links all north of Fifth Street uses
- and parking. , D .
*  Link south of Fifth Street new residential
neighborhood to Sixth Street entry point. -

_ .

*  Provide self-parking for south of Fifth new
- Tesidential neighborhood. =~
* Provide major parking structure on vacant la

due north of the study area.

~* . Provide two levels of deck parking for new _

Homanun& construction north of Fifth Street.

Pedestrian Spaces: D : ,
*  Provide focus/event space on vacated Park St

and adjacent parking area.

* Ensure security, adequate lighting Ea,ouoos

shop fronts to open onto this space.

* -Provide pedestrian linkages into and through

and Identity P
Upon reconfiguration of surface parking lots,
reclaim areas that do not contribute to surface
parking due to configuration to pedestrian are;
and respite spots. ‘

* Ensure that new and H&oﬁ?won .H.o&mnum& a
- have sufficient proprietary attached yard space
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|

¥ Gates Street Evropean Village

i

AX=  Afinal alternative focused on significant redevelopment -

- opportunities north of Fifth Street and north of Gates. As

i .Saamnwvnvgm»:twaroouﬁg_.og. _
land area is gvailable not only north of Gates but north .

and northeast of Wayne Avenue as well, This alternative
examined just one long-term concept for an exciting
- redevelopment of present surface area. IR

. Land Use:

*  Over long-term, redevelop area north of Gates into

“cloisfered European village”, °
. gmhm._guamwgo&sgoamou ,

ial and Business District, :
ide additional units south of Gates as a

: g&ﬁn&:&mosﬁana@go&:o:&om .

,ﬂémgégﬂgg amenity
. connedtions, P S
* Provide some additional retajl space to help define
a central event/parking area, |

*  Close Pine Street and reclaim for major parking
.~ and event space. o . ,
* Provide access into major parking structure from
*_ the Brown Street intersection on the Fifth Street .

~cornidor, -

* Upgrade Jackson Street to the east as 4 residential
address.

Parking: \ ,

~* Provide self parking for residential neighborhoods.

* Provide reoriented surface parking at core of area
through selective demolition. .

| *  Provide new parking structure north of Fifth Street

cquidistant from major users throughout the arca
north of Fifth Street. :

Pedestrian Spaces: -

-+ Provide internal residential spaces proprietary 1o

- the European Village concept.

= Provide for significant controlled outdoor dining

- space in conjunction with active uses to face onto

major parking/cvent space area. ‘
*  Provide convertibility of focus surface parking into

, event space as needed. ,

- Image and Identity

- Provide consistent strectscape treatment.
*  Create new gateway through combination of new .
retail construction, reorientation and creation of
center space, and clear pedestrian links,

"+ Provide amenities internal t0 and for use by new

residential neighborhoods, -
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SITE DETAILS

e portion of the Fifth Street Corridor contained
within the Oregon District provides a stong .
 Streetscape to build upon.” Although street trees,
S +  site furnishings, lighting and signage currently -
@ - exist along the corridor, the task matrix references the
¥ &1  need for consistency and upgrading these iters. _

_ o : ;
This portion of the study addresses and examines the

%D o5 _ " ggm&ﬁ%é?%ﬁ%ﬁmﬁaw&ﬁ%waﬁgn‘
‘ , o sketches that explore BﬁnoooBBoa mm&nou& areas ».Q._

. | ghvest dree,
. . @Ak&\

| Entry at 5th & Wayne.. W.zoz.nmu_umz..:hw
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MINOR ACCESS: Residential Character

* Boulevard and Plant Select Entries

- * Consistent Oregon Residential Entry
) * plantings |
* signage
* Ornamentals
N * Street trees
..9..,_.. E%Em%.

~ * banner/flags
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 PEDESTRIAN LINKAGES / sypegy UPGRADES

. w&@mﬂgNonwm iy
* Pavement Changes
e active

for Different Uses
*. passive

o "2 _u:am.
~* Pavement Change - . 3
- » Signage .

~11

. <oan&.QoEmEaana, R L; .
* Features

* Street Tree Program o
~* Benches, Planters, mqgeﬂm‘rmbm |

* Park/Green Space Connections I
.+ Ability for street closings for organized activitie
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* TRANSITION AREAS

- ‘High F._SEMQ Use to Low Fﬂobwwa\ Gmm

« Retail / _Wmmaobn& soften vehicular access or eliminate
vehicular access in alleys |

* Retail \WomE V provide safe, secure well lit areas cn?dg .
| . buildings and wﬁﬁnm |
o e Uoséoss \ Onmmg / Dayton Towers:
®® . :@mamam ﬁ&mmﬂmn & vehicular Ewm_mnm

N ‘m_ommmb‘wﬁﬁbm Areas
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ZONING

ESIREE oning classifications in the Oregon District are

; Mu 4 relatively consistent with the way land use

\ffe: typically evolved: busy corridors have intense -
BUELEA uses grouped together and are located adjacent to
less intense uses that buffer residential uses. Within the
Oregon District, uses along major vehicular corridors
(Patterson, Fifth and Wayne) are generally B-2, B-3 or
OR-2 uses, which allow for more intense uses like retail

- | and offices, that generally require street frontage and high

visibility for both vehicular and pedestrian traffic. -

Uses internal to these corridors are mmuoahw residential
uses, located south of Fifth, continuing to U.S. 35, The

residential portion of the Oregon District shows a stable |

neighborhood that is primarily single family housing,
Some multi-tenant buildings exist intermixed among

' single family homes on trée lined streets. The southeast

corner of the district is anchored by several buildings that
provide low cost housing to Dayton residents.

' Uses north of Fifth Street are either business or Fmﬁﬂ&

uses. Generally most uses-along the north side of Fifth
Street are business with the exception of Freund Preci-

sion, the AFSCME building, and Duelman Electric which -
~ fall into the I-2 industrial classification. -

All of the Oregon District falls under the H-2 landmark
overlay of the City of Dayton Code. The Code states the
purpose of this district is “... to preserve and protect
single family parcels or groups of structures, sites or
areas eligible for or on the National Register of Historic
Places in which the district as a whole consists primarily
of historically or architecturally significant structures,
sites or areas and/or contributing structures which have
undergone rehabilitation or restoration.” This provides
the opportunity to maintain the historic character and

relevance of the area.

The Oregon District regulations allow for retail and office
uses to continue along the corridors and provide potential
for residential uses on upper floors. Residential remmains
a strong internal land use south of Fifth Street. Current
industrial users to the north, while not objectionable

.neighbors now, need long-térm consideration as perma-

nent uses within the district. Potential for retail, office
and residential uses appear north of East Fifth Street from

the railroad tracks to Wayne Avenue.

5/
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ey hether a pedestrian %&ﬁum along the street or a
AT ,M f:{ person driving a vehicle, the Oregon District is
% ! M; . \n casy to get to if you know how to get there. Ac-

e

BIUIZS: cess is excellent to Oregon from U.S. 35 along

Patterson and Keowee Streets. Wayne Avenue provides

good two-way vehicular circulation. Oregon has strong

~ gatéways at Fifth and Wayne and Patterson/St. Clair and
 Fifth, though these intersections could use upgrading in
~ the form of pedestrian crossings, signalization, traffic

patterns, landscaping, lighting and signage.

; ; Fifth mnann is two-way from the Patterson/St. Clair

intersection to the east and carries a fair amount of traffic.

' West of the Patterson/St. Clair intersection, Fifth Street

runs one-way eastbound. This poses some problems for
vehicular traffic wanting to travel westbound on Fifth to

the Convention Center and to Convention Center parking.

Signage is either non-existent or unclear for visitors who
are unfamiliar with the area, a condition that must be
rectified. Within the residential portion of the Oregon
District, most stréets are two-way with the exception of

Jackson south of Fifth. Currently traffic cannot enter the -

residential neighborhood from Fifth Street onto Jackson.
This deters non-residential traffic from entering the

_ n&.mwco&.c.o& and should be maintained.
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 Towers District.

Y at Green and Patterson and the v _
WJ{ -~ Wayne and Fifth. These corners provide opportunities
L4 for making unique entries to the Oregon District.

- AN u_=,n=>5_u_p _

a2 st Fifth Street is divided into several districts
R from west to east. The Oregon District portion -
- BURSHE of East Fifth Street is situ; between the

. MURHR Convention Center/Neon District and the Dayton

A
4 E

A brief site analysis reflects uses previously described on
the zoning plan for this area. Corridors are generally
mixed use. The South Patterson corridor reflects users

" that are characterized by small professional offices;
architects, artists, interior designers and insurance sales .
 are typical tenants. The Wayne Avenue corridor is more

g nﬁﬁm&?nmb&%é&b%»ﬂnﬁﬂ&ws&ﬂgmo%

uses and architectural styles. South of Wayne Avenue
houses small offices, banks, architects and state offices.
More intense uses like light warchousing, manufacturing
and industrial uses are characteristic on Wayne Avenue -

~ northof Fifth.

= . _Lse&l - Both Wayne Avenue and wmnnwmo_nwomoag ogonnE. )

“ties for the Oregon District. Oregon lacks strorig entries
t southeast comer of

. pass and Wayne Avenue. While the southeast comer of
C ﬁwwuognmmﬁoguog@w:mﬁ&&- the vertical wall
of the railroad crossing on the western edge of Fifth and -

.~ thé Oregon District provides more of a challenge. 4

The Oregon District is situated between the railroad over. )

- Uses along mmmn Fifth Street and north of it range from
- “adult bookstores, bars and restaurants, the Goodwill

Store, Comedy Club, offices, light manufacturing and -
industrial uses. Opportunities exist for residential uses on

upper floors in buildings along Bast Fifth Street. Existing .
residential uses are sandwiched between East Fifth Street

and U.S. 35. The housing area is continually under

Tenovation as new tenants move in to enjoy the unique
residential setting.: - o
i . .
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(40  PROPERTY OWNERSHIP

.w.;..v_q:wmnm.ﬁrmnoon Eogoﬂnﬂmaw.rmmcog
8414 civided and keyed into three categorics: the
- BA&iH Oregon Joint Venture holdings, large miscellane-
- $B4 ous parcel holders (Freund Precision, AFSCME,

¥  Goodwill and Mid-Town Development) and small mis-
PN—A  cellaneous parcel holders. The intent of this diagramisto .
4~ illustratc that opportunities exist for the Oregon Joint

Venture and large parcel holders (which make up over

 -50% of the owners along Fifth Street) to make changes
|  that would impact a large portion of the Oregon/Fifth ..

Street Corridor. These individuals with large land hold-

" ings can provide opportunitics, organization and momen-

tum for the Oregon District to change into a more posi- -
_ tive place. Smaller parcel holders could make image
" upgrades and changes mggooﬁ_« or following large
- parcel upgrades. - S D ‘
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