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APPENDIX A - HOUSING CONDITIONS

A.1  Survey ofF EXisTING HOUSING

In January of 1996 the Rural California Housing Corporation conducted an assessment of
the existing housing conditions within the East Street Corridor. The scope of the survey
was to visually inspect all residential units and evaluate the need for improvements. L
Given the number of residential structures in the Corridor, an interior inspection of each
dwelling was not possible. Standard indicators of housing condition were utilized that
could be evaluated from the exterior of the dwelling and would reflect the overall
condition of the structure. '

Two sets of instruments were developed. One survey was designed to assess housing
conditions of conventionally constructed residential dwelling, (stick built single family

- housing and apartments). A second instrument was utilized to evaluate manufactured
housing (mobile homes).

Each instrument employed standard indicators that were then divided, creating weighted
values. Indicators used for housing included foundation system, roofing, siding, windows
and exterior doors. Indicators used for manufactured housing included foundation,
stairs/decking, siding, windows and exterior doors.

Using the indicators, each unit was ranked to establish the degree of repair needed. Each
unit was classified in one of five categories:

Sound, needing virtually no improvements
Minor Rehabilitation AL
Moderate Rehabilitation

Substantial Rehabilitation

Dilapidated, not economically feasible to rehabilitate

¥* % ¥ %

A.1.A. Manufactured Housing Assessment J

There are three mobile home parks situated along East Street that provide housing for 189
households. The names of the facilities are Dana Trailer Park, Woodland Mobile Park and 7T
Bell’s Trailer Court. Each complex is on land designated as C-3, Service Commercial Zone.
The use of these properties as mobile home parks is not consistent with the current land ik
use designations. The properties transitioned from motor courts to permanent housing.
Current zoning allows for the placement of mobile homes on land designated as
Agriculture, Single Family Residential, Duplex, Neighborhood Preservation and Multiple
Family. Mobile home parks are restricted to land zoned Multiple Family.

The governance of mobile home parks and the enforcement of building standards within
mobile home parks is established by State Statute, California Code of Regulations, Title 25,
Housing and Community Development, Division 1, Housing and Community
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Development, Chapter 2, Mobile Home Parks. These regulations provide that either the
State of California, Department of Housing and Community Development or the local
jurisdiction can enforce local park operations and the health and safety conditions of
individual units in these parks. The City of Woodland has opted to defer enforcement

authority to the State.

The California Department of Housing and Community Development, Division of Codes
and Standards, provides oversight to the operations of each of the 3 parks in the plan area.
Each of the parks have been determined satisfactory and in full compliance with Title 25

regulations.

Responsibility for the condition of individual mobile home units within a mobile home
facility is held by the title holder to the unit. Inspections by HCD of units within Dana
Trailer Park and Bell’s Trailer Court revealed that a significant number of units were in
need of repair. Of the units cited, the majority have been reinspected and the problems
were corrected. Dana Trailer Park continues to have 34 units with violations and Beli’s
Trailer Court has 9 units with violations. The nature of the violations is not significant.
Examples include:

Porch deck not in compliance with regulations

Stairway handrail missing

Drain line not properly supported

Camper not attached to pickup truck

Non-combustible storage cabinet too close to mobile home
Drain line leaking and allowing effluent to run on ground

* ¥ KX KX

Dana Trailer Park - This complex is located at 619 East Street. The facility serves 89
spacesoccupied by 71 mobile homes, 17 travel trailers and one fifth-wheel recreational
vehicle. It is permitted by the State to operate 105 mobile home spaces. There are an
additional 41 motel rooms/apartments that are rented on a weekly basis. Eight more
apartments were in the process of rehabilitation at the time of the assessment. These were

not rated.

Peak occupancy of the apartments is during the summer months and corresponds with the
agricultural season. The site manager indicated that during the summer months there is

- zero vacancy due to farmworkers migrating into the area.

Bell’s Trailer Court - This site is located at 1224 East Gum Avenue. The complex serves 25
mobile homes, one fifth-wheel, and 6 travel trailers. It is permitted by the State to operate
41 mobile home spaces.

Woadlan_dMobiL&Eark - This Park is located at 709 East Street. It has 49 mobile homes, 5
travel trailers and two fifth-wheel recreational vehicle. The site is permitted by the State to
operate 68 mobile home spaces and 6 recreational vehicle spaces.
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Of the 157 units of mobiles evaluated 38 percent or 60 units were either dilapidated or in
need of substantial rehabilitation. While the units continue to provide basic shelter, the
cost to bring them back to a sound condition would exceed the present value or even the
cost of a five year old replacement unit. Estimates on repair of only those items noted in
the exterior survey exceeded $9,000. One could expect to have to address other major
systems of the home for units in excess of 15 years old. Items such as replacement of
heating/cooling systems, water heating, electrical wiring and roofing would only further
drive up the rehabilitation costs of the unit.

In discussions with one of the site managers, she confirmed the questionable economic
feasibility of rehabilitation of the older units. “You can buy a 1990 coach for the cost of
repairing these old ones. Prices range from $8,500 to $11,000. Unfortunately, almost all of
the current residents are low income and cannot afford to pay for their existing coach and a
new coach.” It was assumed by this remark that most owners are purchasing their unit

| from the previous owner, making payments over time. Securing financing from a

conventional lender to purchase a new coach would be problematic, given the low incomes
of the residents.

Table A.1
Overall Mobile Home Survey Summary
Type Total Sound Minor Moderate Substantial Dilapidated
Mobile Home 157 i1 22 64 30 30
5th Wheel 4 Not rated
Travel Trailer =~ 28~~~ " Notrated

Estimated Mobile Home Rehabilitation C

Minor $ 3,000
Moderate $ 6,000
Substantial $ 9,000
" Dilapidated $15,000

A.1.B. Single Family Housing
The majority of the single family housing is situated in two residential neighborhoods.

Armfield and Sprague’s Subdivision (the residential just south of East Main) are two
distinct neighborhoods that are divided by East Main Street.

The land use designation for Armfield is Service Commercial while Sprague’s Subdivision
is a blend of Service Commercial and Duplex. . ..
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Table A.2
Overall Single Family Housing Survey Summary

Total Sound Minor Moderate Substantial Dilapidated

Houses 81 11 7 33 23 7

Nearly 10 percent of the units surveyed were found to be in a dilapidated condition.
Approximately 28 percent of the housing stock within the study area is in need of
substantial rehabilitation. Unlike the economics of the mobile home housing stock, single
family housing rehabilitation is economically feasible. The rehabilitation costs compared

T to the overall value of the housing stock makes repair a viable option.

. Estimated Single Family Housing Rehabilitation Costs

Minor $ 6,000
- Moderate $20,000
Substantial $35,000
Dilapidated $55,000

A.1.C. Multiple Family Housing Assessment

Multiple family housing in the East Street Corridor is comprised of duplex units,
apartments and motor court motel rooms converted to weekly occupancy apartments.
Land use designations where muiti-family housing is located includes Multiple Family,
Service Commercial and Duplex Zones.

The Yolo County Housing Authority owns and manages the majority of the 241 rental
housing units within the East Street Corridor. The Housing Authority manages 132 units
in two apartment complexes known as Yolano Village and Donnelly Circle. The land upon
which these two facilities operate is zoned Multiple Family.

Table A.3
i Dwelling Units Composition
Name Bedroom Size Total
5 1 2 3 4 5
Yolano Village 8 28 20 4 0 60
Donnelly Circle 8 28 24 12 0 72

The Housing Authority has made significant improvements to these housing units. All
units were found to be either sound or in need of minor repair. In discussion with

Housing Authority staff, those units needing minor repairs are scheduled to be improved
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to a sound state within the next two years. For the purposes of this study, all units were
ranked in a sound condition.

The other major concentration of multi-family housing is located in the Sprague’s
Subdivision area. There are 79 units of multi-family and six duplex units.

This area also has the only concentration of apartments that were converted from the
original use as motor court motel facilities, Dana Motel, Tony’s Motel and the Woodland T
Court. Tony’s Motel and the Woodland Court are operated by the same owner. For the
purposes of the survey; Tony’s Motel and the Woodland Court were treated as the same
facility.

The Dana Motel and Tony’s Motel provide housing opportunities for 60 households. As NI
mentioned previously, they serve low income occupants and tend to have higher
occupancy rates during the summer months.

Table A3
Overall Motel Motor Court/Apartment Survey Summary 4
Name Total Sound Minor. Moderate Substantial —Dilapidated AL
Tony’s Motel 19 4 15
Dana’s Motel 41 13 28 4

Tony’s Motel and the Woodland Court Motel may have urban design value. The estimates
presented do not reflect potential costs associated with restoring the historical character of
the motel to its original condition. 1+

Estimated Apart M - Rehabilitation Costs

Minor $ 2,500

Moderate $ 20,000 -
Substantial $ 30,000

Dilapidated $ 50,000 A
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Table A4
Residential Housing Survey Summary

Type Sound  Minor Moderate Substantial
T 5th Wheel Not Rated

Apartments 8 25 6
1  Duplex 6 2 2

Granny Flats 1 1 1 '
i  House 1 7 33 23

Mobile Home 1 22 64 30

Travel Trailers Not Rated
1+  Hsg Authority Apts.132

Motel/ Apts. 17 43

97

TOTAL 169 57 122

Dilapidated

37

Total -

4
39
10

3

81
157
28
132
60
514
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APPENDIX B - INTENSITY OF DEVELOPMENT

Range of Intensity of Comunetcial Development

Zone Acreage Minimum Maximum Maximum Minimum Maximum
Density Density Residential Commercial  Comimercial .
DUs/FAR DUs/FAR Density Square Feet  Square Feet

C 48.3 0/.6 25/15 1,207 1,348,150 3,370,374

D 36.0 0/3 25/1.5 500 1,228,320 2,303,100

E 69.1 /.6 25/15 1,727 1,928,719 4,821,798

F 26.1 0/.5 25/.8 652 607,086 971,338

I 338 N/A 0/5 0 0 1,135,088

Total 2283 N/A N/A 4,472 5,112,275 12,601,698

Note: DUs = Dwelling Units
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EXECUTIVE SUMMARY

This report presents the findings and conclusions for the first phasc of the East Street
Corridor Economic Analysis. This phase of the Economic Analysis provides an overview
of real estate market conditions and cconomic factors that will impact Plan
implementation.

Study Area Description

This study focuses on the East Street Corridor, which bisccts the City of Woodland on its
north-south axis. The portion of the street which is the subject of the East Street Corridor
Specific Plan and of this study extends from the south end of the County Fair Mall
development north to County Road 18C.

Key features of the study area include its central focation within the City of Woodland,
access to both I-5 and Highway 113, Two rail lines also serve the Corridor, however this is
more of a hindrance than a benefit to development along the corridor, since rail service is
not necessary to support the land uses that are located on the corridor, yet the presence of
rail lines on the west side of East Street and on the north side of Main street just fo the east
of East Street have a significant impact on the aesthetics, and access to adjacent properties.
Additionally, train traffic on the SP rail line, which parallels East Street, creates significant
barriers to traffic circulation, particularly to traffic attempting to cross East Sirect.

Economic and Demographic Conditions

Woodland’s demographic and economic characleristics are similar to the surrounding
region, with rapid population and houschold growth, high homeownership rates, relatively
moderate household incomes, and strong prospects for future employment growth,

Woodland’s demographics point to continuing demand for larger single-family housing
units, in a range of prices typical for the Sacramento region market, including large
proportions of homes in the middle price ranges; but trends also indicate a possible need
for development of housing to serve smaller non-family households.

The demographic and economic trends in Woodland suggest that the City can support a full
range of retail facilities. Since many residents also work locally, there may be more of an
opportunity for Woodland to capture resident expenditures than for a similarly-sized
suburban community with a higher proportion of workers commuting to other locations
and spending portions of their retail dollars near their workplace.

With strong growth projected for office and industrial employment sectors, there are good

prospects for increasing real estate demand in the City’s officc and industrial areas. In
turn, this strong office and industrial growth potential will reinforce strong residential

i



growth trends because of the demand for housing created by an expanding local work
force.

Last Street Corridor Development Potential

Due to Woodland’s strategic position within the region, and duve to the East Street
Corridor’s central location within the City, the East Street Corridor is well situated to
capture a portion of future real estate demand. This real estate demand has the potential to
drive revitalization of the East Street Corridor; however, an important role for the East
Street Corridor Specific Plan will be to provide a rational framework for actions needed to
address the current lack of sites capable of accommodating the full range of potential
development.

. Retail. The analysis indicates that there is likely little short term (1995 to 2000) potential
" for the East Street Corridor to capture a portion of growing local retail demand for typical
shopping center-type retail uses. After 2000, depending on the development that occurs on
other retail sites located on East Main Street and other eastern parts of the City, there may
be an opportunity for the East Street Corridor to leverage off of the regional retail activity
already located at the County Fair Mall to attract other community or region serving retail
uses. Ideally, this would occur in conjunction with a comprehensive plan to make the
fairgrounds property available for mixed commercial and residential development. From
the present time through 2015, the East Street Corridor will be well positioned to capture
demand for service commercial and family entertainment/recreation uses. The magnitude
of demand for these types of uses is difficult to predict; however, the quantity of demand
captured for these types of uses will also be constrained by the availability of appropriate
sites. :

Office. The short-term outlook for office development within the East Street Corridor
Study Area is weak. This is due to the lack of readily available sites appropriate for office
development, and the fact that more desirable sites will be available in the downtown and
West Main/West Court areas for the near future. However, as these sites are consumed,
between 2000 and 2015, the East Street Corridor should be an atfractive alternative to
capture a portion of the demand for 41 acres: of General Commercial land for office
development. The share of this demand that can be captured on the East Street Corridor
will be limited primarily by the ability to provide appropriate sites for office development.

Residential. Residential development presents opportunities for both short-term and long-
term development along the East Street Corridor. With 2,760 new housing units projected
to absorb within the existing City limits between 1995 and 2005, capture of only a smali
proportion of overall demand would translate to a substantial amount of new residential
development in the corridor. (After 2005, it is projected that all available residential land
within the current City limits will be developed.) Strong housing demand should provide
opportunities for new single family housing at several locations along the corridor, where
new infill housing can be integrated with existing neighborhoods that back up to the

iv



Corridor. Between 1995 and 2005 there is a projected demand for 694 multifamily units
within the City. Although the Southeast Area of the City is planned to ultimately
accommodate 668 multifamily units, there are no immediate plans for multifamily
development in this area, and locations along the East Street Corridor that are closer to
downtown shopping and services may be more attractive in the short term. In the long-
term, a mixture of multifamily and single-family development could become an important
source of demand for land that would become available if the County fairgrounds is
relocated, capturing a share of the projccted cilywide demand for approximately 6,800
units between 2000 and 20135.

Industrial. Demand for industrial space in Woodland should be robust for the 1995 to
2015 period, absorbing 845 acres of land. Of this, approximately 158 acres of land should
absorb between 1995 and 2000. While there is ample available to accommodate this
demand in the City’s eastern industrial areas, the vast majority of which arc outside of the
East Street Corridor, the magnitude of this demand should create opportunity for the East
Street Corridor to capture demand nccessary to infill the few remaining vacant industrial
parcels that are located in the northern part of the Corridor. Unlike the retail, office, and
residential land uses, new industrial uses in the northern part of the corridor will find that
the existence of incompatible uses is not necessarily a significant barricr during the near-

term.



INTRODUCTION

in 1995, the City of Woodland embarked on the preparation of a Specific Plan for the East
Street Corridor, an area of the City experiencing significant land use conflicts and
underutilization, The City retained a consultant team headed by firm of Mogavero
Notestine Associates, land use planning consultants, to assist in this process. This process
started with an investigation of existing conditions (The East Street Corridor: Existing
Conditions, Issues, and Opportunities, January, 1996). Following publication of this initial
study, the consuitant team, staff, and a Citizen’s Advisory Committee have met regularly
to discuss issues and opportunities for the East Street Corridor. This initial work is in
preparation to develop the Specific Plan, which will guide the long term physical and
economic development of the area. As part of the planning process, the City has
commissioned an Economic Analysis to assess the market and financial feasibility of plan
alternatives and assist in formulating plan implementation strategies. The City retained
BAE, specialists in urban and real estate economics, as part of the Mogavero Notestine
Associates consultant team.

This report presents the findings and conclusions for the first phase of the East Street
Corridor Economic Analysis. This phase of the Economic Analysis provides an overview
of real estate market conditions and economic factors that will impact Plan
implementation. Key questions to be answered include:

e  What is the short- and long-term demand for retail, office, residential, and industrial
development throughout the City of Woodland?

e What are the factors that will influence the potential for the East Street Cosridor to
capture a portion of this demand?

e What are the locations within the Corridor that are best suited for different types of
land uses?

By considering these factors, the East Street Corridor Specific Plan’s land use and urban
design components will be formulated to respond to real estate market opportunities and
constraints, The second phase of the Economic Analysis will involve financial analysis of
key sites in the Specific Plan Area in order to refine Plan recommendations and assist in
near term implementation. The third phase will involve developing a financing strategy for
public improvements recommended as part of the Specific Plan,

This analysis contained in this report is structured as an extension to economic research
already completed for the City of Woodland in 1995 as part of the Woodland General Plan
Update process. Specifically, this report incorporates overall citywide demand projections
for Office, Industrial, Retail, and Residential land uses prepared by David Taussig
Associates (DTA) as the starting point for determining the potential market demand for



various land uses along the East Strect Corridor. The DTA analyses are contained in the
Woodland General Plan Residential Absorption Analysis (dpril, 1995), and Woodland
General Plan Non-Residential Absorption Analysis (May, 1995).

Based on these prior General Plan studies and additional research conducted specifically
for this report, the potential of the East Street Corridor to caplure a portion of future
citywide demand in each land use catlegory has been assessed.  Additional data sources
incorporated into this study include published data from the U.S. Census, the Sacramento
Area Council of Governments (SACOG), County Assessor’s office records accessed
through TRW-Redidata, and current demographic data estimates furnished by Claritas, Inc,
Research also included extensive interviews with real estate developers and brokers
actively engaged in current and planncd developmeat projects in the Woodland arca.

Report Structure

After this Introduction, this study begins with a Description of the Study Area, which
defines the East Street Corridor Specific Plan area boundaries and also explains the Study
Area’s relationship to its local and regional surroundings. Next, an Economic and
Demographic Overview presents basic economic and demographic data for the City of
Woodland alongside comparable data for Yolo County and for the Sacramento metro area
(defined as Yolo, Sacramento, Placer, and El Dorado Counties). The Economic and
Demographic Overview serves as background for the next four chapters of the study:
Retail Market Overview, Officc Market Overview, Residential Market Overview, and
Industrial Market Overview. Each of these four chapters includes a review of land use
demand projections contained in the relevant portions of the General Plan update market
analysis prepared in 1995 by David Taussig and Associates, followed by a discussion of
existing real estate market conditions within the East Street Corridor itself. Ultimately,
each of these chapters synthesizes the. information into an identification of the particular
real estate market niches that the East Street Corridor currently serves for each land use,
and which niches offer the best opportunity for future revitalization of the Corridor.



DESCRIPTION OF STUDY AREA

Last Street Corridor Specific Plan Area

The East Street Corridor Specific Plan Area focuses on East Street, a surface route which
bisects the City of Woodland on its north-south axis (see Figure 1). The portion of the
street which is the subject of the Specific Plan and of this study extends from the south end
of the County Fair mall development north to County Road 18C, a distance of
approximately 3.5 miles. The width of the study area varies, but generally encompasses
properties that front on East Street as well as some properties located further east, but
fronting east/west streets that intersect East Street.

In addition to East Street, the Study Area is well-served by multiple forms of transportation
access to other parts of Woodland and the larger region. The Specific Plan Study Area is
bisected by several major east-west routes including Gibson Road at the southern end,
Main Street and Beamer Street in the central portion, and Kentucky Avenue at the northern
end. The north end of East Street turns into Highway 113 just after leaving the study area.
Highway 113 southbound merges with 1-5 at this point, where freeway entrance/exit ramps
provide direct access to I-5 north and I-5/Route 113 south. Additional access to Route 113
and -5 is located off of East Main Street, approximately three-quarters of a mile east of
East Street.

The Southern Pacific Rail line parallels the west side of East Street for the entire distance
of the Study Area. The terminus for the Yolo Short Line railroad is located near the.
northeast corner of the East Street/Main Street intersection. This rail line extends east
along the north side of East Main street. The placement of the SP railroad tracks is a major
barrier to development along the west side of the East Street Corridor. Not only does it
impact properties from an aesthetic viewpoint, but the impacts of train traffic on auto
circulation along East Street and its cross streets is significant. Access from East Street to
many of the parcels on the west side is hindered, or prevented altogether. In many cases,
access can be provided only from cross streets or streets that are parallel to and west of
East Street. This will discourage many types of development along the west side of the
Corridor, particularly retail, which must have both good visibility and good access. Most
prospective office users will be sensitive to potential noise problems due to proximity to
the train tracks, as will any residential users; thus, development of any type along the west
side of the corridor must incorporate mitigations for noise or target users that are not
sensitive to noise.

Other major features of the Study Area include the County Fair Mall, at the southeast
corner of East Street and Gibson Road; the Yolo County Fairgrounds, at the northeast
corner of East Street and Gibson Road; the Adams Grain facility, opposite the fairgrounds
on East Street; and the Pacific International Rice Mill, at the north end of the corridor.



The central part of the East Street Corridor is located at the eastern gateway to downtown
Woodland and in close proximity to major places of business located there, such as
Woodland City Hall, the Yolo County administrative center, and Yolo County Courthouse.
Residential areas also lie on the west side of the corridor, both north and south of
downtown. Land uses to the east of the Corridor include extensive residential
neighborhoods in the southern portion, and major industrial tracts in the northern portion.
Surrounded by the major portions of the City’s residential population as well as major
employment centers, East Street’s historical name now belics its central location within the

City.
Regional Location

The City of Woodland is stratcgically located at the convergence of State Route 113 and
Interstate 5, in the midst of California’s rapidly growing Central Valley. The City is
approximately 15 miles northwest of downtown Sacramento, the financial and
governmental center for the entire region. The Sacramento International Airport, which
serves as the primary air passenger terminal for the Central Valley region, is located
between Woodland and Sacramento. The City of Davis and the University of California,
Davis are located approximately 10 miles south of Woodland via SR 113. Approximately
ten miles to the west of Woodland lies 1-505, which serves as a cutoff for traffic moving
from points north of Woodland to destinations in Solano County and other parts of the San
Francisco Bay Area, Woodland is approximately 90 highway miles from San Francisco.
Finally, a number of small rural communities, such as Knights Landing (north), Zamora
(northwest), Madison and Esparto (west), and Winters (south) are also located within a ten
to 15 mile distance of Woodland. Woodland’s location in the central part of the State and
its outstanding access to the freeway system that serves the State make it a particularly
good location for truck-based warehousing and distribution activitics,

In combination, these locational factors mean that Woodland is well-positioned to mect a
portion of industrial and housing demand from the greater Sacramento region, and the City
also serves as a sub-regional ccnter, particularly with respect to retail and office market
demand.



Figure 1: East Street Corridor Specific Plan Avea
Source: Mogavero Notestine Associates
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DEMOGRAPHIC AND ECONOMIC OVERVIEW

Given the range of market areas for different land uses in Woodland, this demographic and
economic overview presents data for three different geographic areas for review and
comparison. The first area is the City of Woodland itself. The second is Yolo County, and
the third is the area designated by the U.S. Census Bureau as the Sacramento-Yolo
Consolidated Metropolitan Statistical Area (CMSA). The Sacramento-Yolo CMSA
includes the counties of Sacramento, Yolo, Placer, and El Dorado.

The majority of the data presented below are from the 1980 and 1990 U.S. Census.
Additional data are from SACOG; Claritas, Inc., a commercial demographic data service
that provides year 1996 data estimates; and TRW-Redidata, a commercial online service
that provides access to County Assessor’s records.

Population and Houschold Trends

Population. The City of Woodland has grown substantially since 1980. As shown in
Table 1, Woodland’s residential population of just over 30,000 in 1980 increased by
approximately one-third over the next ten years. By 1996, the population had reached an
estimated 43,650 persons. For the 1990 to 1996 period, the average annual population
growth in Woodland was 1.55 percent per year. This growth rate significantly outpaced
-~ growth rates for Yolo County overall, which grew at a rate of just below one percent per
year. While Woodland is growing more rapidly than the County average, its average
annual growth rate just lags the growth rate of the four county CMSA, which averaged 1.6
percent annual growth between 1990 and 1996.

Households. Woodland’s household growth rate closely tracked its population growth rate
between 1990 and 1996. During this time, the population increased an average of 1.5
percent per year, while the number of local households increased an average of 1.6 percent
per year. The City’s growth kept pace with Countywide population and household growth
rates, which were also 1.5 and 1.6 percent, respectively.

As shown in the.table, the City’s average household size remained stable, at 2,75 persons
for entire 1980 to 1996 period. Although the County’s average household size of 2.64
persons was somewhat smaller than the City’s in 1996, it was also relatively stable for the
16-year period. Although the 1996 CMSA average household size is 2.60 persons, which
was lower than both the CMSA and the County, the recent trend in the CMSA was similar
to the City and County, remaining fairly stable between 1980 and 1996.

Median Household Income. Table 1 summarizes household income data for each of the
three areas by estimating median household income for each of the three points in time. As
shown in the table, in nominal dollars, incomes have increased noticeably since 1980, By
1996, incomes had more than doubled in each of the three areas. The estimated 1996



median household income in Woodland was $38,444 per year, substantially higher than the
Countywide median of $35,216, but slightly lower than the region-wide median of
$39,985, Between 1990 and 1996, Woodland’s median household income rose an average
of 3.28 percent per year. This rate of increase was slightly lower than the 3.37 percent
increase that occurred in both the County and the CMSA during the same time period.
While median income figures do not necessarily indicate the rate of income growth across
the entire incomcf"i“angc, these figures suggest the likelihood that many houscholds in the
City, the County, and the CMSA probably have scen relatively little real income growth
during the last six years after accounting for the effects of inflation.

Age Distribution. The data in the middle portion of Table | indicate that the age
distribution for Woodland residents is not significantly different than those of the County
and the CMSA. In each area the proportion of children (under 18 years) has remained
relatively steady over time; while the proportions of persons 18 to 34 years of age has
declined somewhat. The proportions of persons between 35 and 44 have increased over
time in each of the three areas, while the proportion of persons 55 to 64 has decreased.
Finally, the proportion of the population 65 and over has increased in all three areas. By
1996, Woodland did have the largest proportion of children (29.5 percent). While the
share of Woodland’s population in the 18 to 24 age group (8.0 percent) was substantially
fower than the proportion in the same age group at the County level (15.1 percent) this is
most likely a reflection of the large proportion of UC Davis students who live in Davis and
fail into the 18 to 24 year range. As shown in the table, Woodland’s proportion of 18 to 24
year olds is actually quite comparable to the CMSA. The proportion of Woodland
residents that fall into each of the other age categories is very comparable to the
proportions of the persons in the same categories at both the County and CMSA levels,

Household Type. - In 1996, approximately 72,2 percent of Woodland’s households
contained families (e.g., related individuals), a higher proportion than either the County
(623 percent) or the CMSA (67.2 percent). [Interestingly, all three geographies have
experienced a decrease in the proportions of family houscholds since 1930.

Tenure. Woodland’s households are predominantly owners, as is the case in most parts of
the State. In 1990, the homeownership rate for Woodland households was 57.2 percent;
however, this was a decline from 61.3 percent in 1980, Countywide, the 1990
homeownership rate was just under 52 percent and throughout the CMSA, the rate was 59
percent. As in Woodland, homeownership rates declined between 1980 and 1990 in both
the County and the CMSA. '

Houschold Income Distribution. Table 2 shows the estimated 1996 household income
distributions for Woodland, the County and the CMSA, As shown, the household income
distribution for Woodland is fairly similar to that of the CMSA. Of the three areas, Yolo
County has a significantly greater proportion of houscholds with income under $15,000 per
year, and slightly smaller proportions of houscholds in each of the inconte ranges between

$15,000 and $74,999 per year.



Table 1: Population and Household Trends

Woodland Yolo County CMSA
Annuai Annual Annual
1996 Growth 1896 Growth 1896 Growth
1880 1950 {est.) '90-'96 1980 1950 (est) 'S0-'96 1980 1880 {est.} '80-'96
Population {a) 30,149 38,802 43 650 1.5% 113.374 141,082 148,238 0.9% 1,099,813 1,481,102 1,628,722 1.6%
Households 10,678 14,188 15617 1.6% 41,304 50,972 54,307 1.1% 416,346 556448 614,145 17%
Avg, Household Size 2.75 2.75 2.75 2.59 283 2.64 2.59 2.60 2.60
Median HH Income $18,322 $31671 538444 $15410 $28,866 §$35216 $17,336 $32,775 $38,985
Age Distribution
Under 18 29.8% 28.0% 29.5% 24.7% 23.9% 24.8% 26.6% 26.1% 26.4%
18- 24 12.4% 8.4% 8.0% 21.2% 18.7% 15.1% 14.1% 10.3% 8.6%
25-34 17.6% 18.2% 15.6% 18.0% 18.1% 16.3% 18.1% 18.6% 16.1%
i5.44 11.4% 16.2% 16.5% 10.4% 14.4% 15.5% 11.7% 16.5% 17.2%
45 .54 9.5% 86% 11.7% 8.9% 8.5% 11.2% 10.3% 8.9% 12.2%
55 - 64 B.7% 7.2% 7.2% 8.2% 7.0% 6.9% 9.6% 7.9% 7.8%
65 & Over 10.4% 11.3% 11.5% 8.7% 8.5% 10.2% 9.6% 10.7% 11.7%
Total 100.0% 100.8% 100.0% 100.1%  100.0%  100.0% 100.0% 100.0%  100.0%
Median Age 29.2 3.2 331 271 28.7 31.2 28.9 321 343
Household Typa
Families 73.7% 73.1% 72.2% 64.0% 63.1% 62.3% 69.2% 67.9% 67.2%
Non-Families 26.3% 26.9% 27.8% 36.0% 36.9% 37.7% 30.8% 32.1% 32.8%
Household Tenure
Renter 38.7% 42 8% NA 46.0% 48.1% NA 37.8% 41.0% NA
Owner 61.3% 57.2% NA 54.0% 51.9% NA 62.2% 59.0% NA
Note:

(a) 1956 estimates are from Claritas, Inc. Estimates vary slightly from estimates produced by the California State Department of Finance,

Sources: U.S Census, 1980; Claritas Inc.; BAE, 1996,



Table 2: Income Distribution

Estimated Woodland Yolo County CMSA
Household income 1996 ' 1986 - 1996
Under $15,000 15.0% 20.2% 16.1%
515,000 to §24,989 14.7% 15.3% 13.6%
$25,000 to $34,999 16.1% 14.3% 14.1%
$35,000 to $49,999 17.0% 15.5% 17.5%
$50,000 to $74,599 21.6% 19.2% 21.8%
$75,000 or more 15.5% 15.6% 17.0%
Total Households 15,617 54,307 614,145

Sources: Claritas Inc.; BAE, 1996.



Occupations and Journey to Work

Occupations. The upper part of Table 3 contains U.S. Census data indicating the type of
work performed by residents living in Woodland, Yolo County, and the CMSA. 1t is
important to note that workers may be employed outside the geographic area in which they
reside. As shown in the table, as of 1990, Woodland tended to have relatively few
residents with Executive/Administrative and Professional occupations when compared to
the County and the CMSA. Of the three areas, the County has the largest proportion of
residents who work in those three categories. In Sales, Administrative Support, and
Service categories, the three areas are similar, although the mix within these three
categories varies among the three areas. Woodland has the largest proportion of residents
who work in industrial categories such as Production/Craft/Repair, Machining,
Transportation/Material Moving, and Laborers. The proportion of residents working in
Farming, Forestry, and Fishing is relatively high in both Woodland and Yolo County, as
opposed to the CMSA, reflecting Yolo County’s strong agricultural base.

The data contained in the table do not indicate any major shifts over time in the
occupations of workers living in the City, the County, or the CMSA.

Journey to Work. The lower part of Table 3 summarizes journey to work data for
workers living in Woodland, Yolo County, and the CMSA, providing an indication of
- whether people are working within the community, or commuting to other locations. Most -
workers traveling 0 to 9 minutes to work can be assumed to work relatively near home. As
shown, almost 31 percent of Woodland workers travel less than 10 minutes to work
compared to 24.5 percent in Yolo County and 14.5 percent in the CMSA. This indicates
that there are relatively large proportions of Woodland residents who also work in
Woodiand, as opposed to commuting to other areas. Data were not available regarding the
commute patterns for Woodland residents over time; however, at the Countywide and
CMSA levels, increasing proportions of workers are commuting 20 minutes or more to
work.
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Table 3: Occupation of Employed Residents and Journey to Work

Woodland Yoio County CMSA
Residents' Occupations 1980 % 1930 Yo 1980 % 1990 % 1980 % 1890 Yo
Executive/Administrative 1,394 # 2,206 1.7% 5,037 10.2% 7,889 11.9% 57,807 12.2% 100,014 14.4%
Professional 1343 # 2,063 11.0% 8,908 18.1% 12,701 19.2% 62,912 13.2% 101,105 14.6%
Technical 351 # 796 42% 2,809 5.7% 3,967 6.0% 16,547 3.5% 28,575 4.3%
Sales 1,352 # 1,847 10.4% 4,072 8.3% 6,123 9.2% 53,101 11.2% 84,442 12.2%
Administrative Support 2,397 # 3,073 16.3% 8,175 16.6% 10,097 15.2% 98,487 20.7% 128,470 18.5%
Service 1.511 # 2,295 12.2% 5,807 11.8% 6,970 10.5% 57,580 . 124% 73,979 10.7%
Production/Craft/Repair 1662 # 2333 12.4% 4,765 9.7% 5,845 8.8% 55,777 1L.7% 72,650 10.5%
Machining 803 # 1,084 . 5.8% 2,159 4.4% 2,282 3.4% 17,219 3.6% 21616 3.1%
Transportation/Material Moving 645 # 849 4.5% 1,921 3.9% 2,675 4.0% 17,582 3.7% 24,507 3.5%
Laborers 441 # 989 5.3% 1.427 2.8% 2,882 4.3% 16,593 3.5% 26,828 3.9%
Farming, Forestry, and Fishing 786 # 674 3.6% 3,130 6.4% 3,278 4.9% 11,678 25% 13,876 2.0%
Other 37 # 434 2.6% 985 2.0% 1,551 2.3% 10,238 2.2% 16,074 2.3%
Woodland Yolo County CMSA
Journey to Work {Minutes) 1980 % 1990 % 1980 % 1990 % 1980 % 1980 %
0-9 Minutes NA A 5518 30.9% 13,321 29.4% 15,328 24.5% 77,499 16.8% 94,105 14.5%
10-19 Minutes NA A 6,432 36.0% 18,765 41.5% 24,084 38.6% 173,509 A7.6% 224,351 34.5%
20-29 minutes NA A 2,181 12.2% 6,201 13.9% 10,678 17.1% 108,431 23.5% 158,365 24.4%
30+ Minutes NA A 3,745 20.9% 6.888 15.2% 12,384 19.8% 102,497 22.2% 173,486 26.7%

Sources: U.S. Census 1880, 1990; BAE, 19896



Local Employment Characteristics

SACOG estimated Woodland’s total local employment in 1994 at 15,326 persons, Large
concentrations of local jobs were in Retail, Office, and “Other.” These three employment
categories accounted for three out of four local jobs. The “Other” category accounted for
31.2 percent of all jobs, and includes City and County government services. This is a very
visible and significant source of employment in Woodland’s downtown area, as well as in
several other locations in the City. Medical and Education employment accounted for less
than ten percent each, and Manufacturing just over ten percent.

Over time, SACOG projects that the composition of the local job pool will change
somewhat, with the most notable change being a doubling of the share of employment
allocated to the manufacturing category by the year 2015. For the period, total
employment in the Manufacturing category is expected to increase by almost 400 percent,
- adding over 6,000 new jobs. SACOG expects the second most rapidly growing
employment category to be Offtce, with a 183 percent increase for the 1994 to 2015 period,
or more than 5,600 new jobs. “Other,” Retail, and Medical wili also grow dramatically,
increasing by 90 percent, 67 percent, and 65 percent, respectively. Nevertheless, because
other categories are expected to grow more rapidly, these categories’ share of overall local
employment will fall. The same is true for the Education, which SACOG expects to grow
slowest of all categories; only 42 percent for the period.

- The growth projections highlight an interesting feature of Woodland’s current and future -

employment base. This is the fact that Woodland has a strength in office-base “white”
collar employment, while at the same time, it has a strength in “blue collar™ manufacturing
employment. Many communities are known for one or the other, but few have both.
Woodland is further distinguished from most communities in the region, and indeed
nationwide, by the projected strong increase in Manufacturing employment categories.

Housing Values and Rental Rates

The data shown in Table 5 are provided for comparison of housing value and rents in
Woodland relative to the County and CMSA. The residential market overview chapter of
the report provides current data specific to Woodland for home sales prices and apartment
rental rates. :

Housing Values. Housing values reported in the 1990 Census indicate that Woodland’s
housing stock was generally valued lower than in the County and the CMSA. Woodland’s
median value, at $131,300 was the lowest of any of the geographic areas; Yolo County’s
median reported value as $137,800 while the median reported value for the CMSA was
$135,900. Reflecting the lower reported median value, 43 percent of Woodland’s housing
values were concentrated in the $100,000 to $149,999 category, a category which included
29 percent of the units in Yolo County and 32 percent of the units in the CMSA.
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Table 4: Woodland Employment by Industry Sector, 1994-2015

1994
SACOG Employment Category Estimate
Retail T 3,698
Offica 3.075
Medical 1,389
Education 805
Manufacturing 1,583
Other {a) 4,776
TOTAL 15,326

Percent 2015 Percent

of Total Projection of Total
24.1% 6,183 17.7%
20.1% 8,711 24.9%
9.1% 2,285 6.5%
5.3% 1,141 33%
10.3% 7606 21.7%
31.2% 9,080 25.5%
100% 35,006 100%

Change from 1994 to 2015
Absolute Percent

2,485 67%
5,636 183%

896 65%

- 336 42%
6,023 380%
4,304 90%
19,680 . 128%

Percent of

New Jobs

12.6%
28.6%
4.6%
1.7%
30.6%
21.9%

100.0%

Note:

{a) Other includes construction; transportation, communications and utilities; wholesale trade; hotels/motels;
personal, business, and legal services; automotive and miscellaneous repair; engineering, accounting, R&D,
and related services; City, County, and other government services,

Sources: SACOG; David Taussig Associates; BAE, 1996,



Table 5: Reported Home Values and Rents, 1990 Census

Owner-Reported Value Woodland Yolo County CMSA
Less than $50,000 1.5% 2.8% 3.3%
$50,000 to $99,999 22.5% 25,4% 23.8%
$100,000 to $149,999 43.0% 29.4% 32.1%
$150,000 to $199,999 21.0% 19.7% 20.0%
$200,000 to $249,599 7.3% 10.6% 9.2%
$250,000 to $299,999 2.8% 6.0% 51%
$300,000 to $359,999 1.4% 3.9% 3.9%
$400,000 to $499,999 0.3% 1.3% 1.3%
$500,000 or more 0.2% 0.8% 1.1%
Total (a) 100.0% 100.0% 100.00%
Median Value (b) $131,300 $£137,800 $1435,800
Contract Rent .

No Cash Rent 1.7% 2.4% 2.5%
Less than $200 T.7% 7.4% 5.5%
$200 to $299 8.8% 8.8% 7.1%
$300 to $399 21.7% 17.8% 18.5%
$400 to $499 32.7% 24.4% 26.7%
$500 to $599 14.8% 16.7% 18.2%
$600 to $749 8.9% 12.6% 14.3%
$750 to $999 3.5% 7.5% 6.0%
$1,000 or more 0.3% 2.4% 1.3%
Totaltay T assem T iceo% 100.0%
Median Value (b) $431 $459 $470

(of units paying cash rent)

Notes: .
(a) Individual percentages may not sum to 100 percent due to independent rounding.
(b} Medians for the CMSA calculated from grouped data by BAE. All median home values sounded to nearest $100.

Sources: 1990 U.S. Census; BAE, 1996,



Rental Rates. Rents were also lower in Woodland than in the other geographic areas. The
City’s median reported rent was $431, compared with $459 in Yolo County, and $470 in

the CMSA.
Population and Houschold Projections

As shown in Table 6, SACOG projects that Woodland’s population will grow
approximately 2.0 percent per year, between 1995 and 2000, for an increase of
approximately 4,500 persons. During the same period, SACOG projects that Woodland
will add 1,951 households, or an increase of 2.4 percent per year. For the 2000 to 2015
period, SACOG projects that Woedland’s population will continue to grow an average of
2.0 percent per year. Over the entire 20-ycar period from 1995 to 2015, SACOG projects
that Woodland will gain approximately 21,000 residents and 8,400 households.

SACOG expects Woodland to grow slightly slower than the County overall, in both the
1995 to 2000 time period, when projected County population growth is 2.7 percent per
year, and in the 2000 to 2015 period, when projected County population growth is 2.3
percent per year. While SACOG projects that Woodland will grow more slowly than the
rest of the County, Woodland’s share of County population growth will stil be almost one-
fourth of the total between 1995 and 2015,

Although slower than the County, when compared to the CMSA overall, Woodland’s
projected population growth is actually slightly above average for both the 1995 to 2000
and 2000 to 2015 time periods. Throughout the CMSA, SACOG projects average annual
population growth of 1.9 percent during 1995 to 2000 and 2.0 percent between 2000 and
2015.

The City of Woodland Draft Gencral Plan Update targets a residential growth rate for the
1995 to 2015 time period that is somewhat slower than SACOG’s projected growth rate.
The Draft General Plan Update envisions an average population growth rate of 1.7 percent
per year for the next 25 years. At this rate, the City would grow to approximately 61,000
persons by 2015, approximately 3,500 persons less than SACOG projects for the same time
frame. Even at the lower 1.7 percent rate of growth proposed in the Draft General Plan,
Woodland’s population growth would accelerate slightly from the 1990 to 1996 pace. At
the 1.7 percent annual growth rate, Woodland’s growth rate would lag significantly behind
overall County growth rate and slightly behind the CMSA growth rate.
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Table 6: Population and Household Projections

Average Annual
Growth Rate
: 1895- 2000-
Location 1995 2000 2005 2010 2015 2000 2015
Woodland 60,804
Population 43,402 47,800 52,700 58,150 64,500 2.0% 2.0%
Househoids 15,184 17,135 18,871 21,174 23,570 2.4% 2.1%
Yolo County . :
Population 153,688 175,300 198,700 - 221,300 247 400 2.7% 2.3%
Households 54,772 63,561 72,748 . 82,085 92,364 3.0% 2.5%
Sacramento-Yolo CMSA :
Population 1,661,466 1,829,400 2,031,200 2,265,075 2,453,050 1.9% 2.0%
Households 609,079 673,880 752,024 843,487 920,578 2.0% 2.1%

Sources: SACOG, 1896; BAE, 1996,



Summary of Demographic and Economic Characteristics

In summary, Woodland’s demographic and economic characteristics are similar to the
surrounding region, with rapid population and household growth, high homeownership
rates, relatively moderate household incomes, and strong prospects for future employment
growth.

Implications for Residential Demand. Woodland’s strong tendency towards family
households will result in continuing demand for larger housing units. Given incomes that
are relatively comparable to those in the surrounding region, demand for housing will be
representative of the spectrum of demand found throughout the region; with many homes
selling in the middle price ranges. Bascd on historic trends, the majority of houscholds
will continue to seek homeownership, rather than renting, but if trends continue, there may
be increasing demand for rental units. With a slight trend towards non-family households,
there may be new opportunities for the market to provide a greater variety of housing unit
types, including more studio apartments, apartments and homes with dual master suites
intended to be shared by unrelated housemates, etc, Increasing proportions of persons 65
and older may point to a long-term need for additional housing options for seniors,
including various levels of assisted living.

Implications for Retail Demand. The demographic and economic trends in Woodland
suggest that the City can support a full range of retail facilities. The City’s ability to attract
and support region-serving retail stores, discussed in more depth later in this report, will
depend in part on the supply of competing facilities in other communities. Since many
residents also work locally, there may be more of an opportunity for Woodland to capture
resident expenditures than for a similarly-sized suburban community with a higher
proportion of workers commuting to other locations and spending portions of their retail
dollars near their workplace. : :

Implications for Office and Industrial Demand. With strong growth projected for office
and industrial employment sectors, there are good prospects for increasing real estate
demand in the City’s office and industrial areas. In turn, this strong office and industrial
growth potential will reinforce strong residential growth trends because of the demand for
housing created by an expanding local work force.
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RETAIL MARKET OVERVIEW

Existing Retail Conditions

Study Area Conditions. With the exception of the County Fair Mall, located at the south
end, the East Street Corridor contains only a limited amount of retail facilities. Current
retailers in the Corridor area consist primarily of restaurants, service stations, and
convenience stores. There is one concentration of retail, the Qlive Tree Plaza, a strip
shopping center located along East Street. This project contains an assortment of local
independent retailers and currently has approximately 2,200 square feet of vacant space
available with asking lease rates of $0.75 to $0.85 per square foot (full service). In
addition, the renovated East Street Court building, a mixed use project at the northeast
corner of East and Court Streets, contains approximately 8,600 square feet of vacant retail
space. Asking prices for the East Street Court building’s retail spaces are $0.85 per square
foot, triple net (NNN),

The County Fair Mall is a 460,000 square foot shopping mall built, opened in 1986. Major
tenants include Target, Mervyns, JC Penney and Gottschalks. According to the mall
manager, there are a total of approximately 15,000 square feet available for lease at this
time, for a vacancy rate of twelve percent of in-line store space and pad space. All anchor
tenant spaces are filled. Asking lease rates range from approximately $0.85 to $1.50 per
square foot, NNN. - The smaller, best located mall shop space commands the highest rents,
with lower asking rates for pad space on the mall periphery or for larger spaces inside the
mall. The vacant space includes a vacant stand-alone restaurant located on the East Street
side of the mall property. This is a 5,600 square foot space, with an asking lease rate of
$1.00 per square foot NNN. The property manager reports that two restaurant tenants have
occupied the space previously, and expects that the next tenant will be retailer.

The East Street Corridor retail spaces are interspersed along the corridor with other
commercial, residential, and light-industrial uses. Because there are no “anchor” retail
businesses and no strong concentrations of retail activity along the corridor (with the

-exception of the Mall), the East Street Corridor lacks an identity as a retail location,

Although the County Fair Mall has a strong identity, it does not carry over to the rest of the
East Street Corridor. Unlike most regional shopping malls, which typically attract
additional retail development on surrounding parcels, the County Fair Malls’ presence is
not clearly evident when traveling along East Street until just before reaching the Mall
itself. A major factor contributing to this is the buffering effect of the Yolo County
Fairgrounds, which has a nearly one-fourth mile frontage along East Street between the
Mall and the rest of the corridor to the north.

Other Retail Concentrations. Within the rest of the City, other significant concentrations

of retail activity include: downtown, West Main and West Court Streets, and East Main
Street, As explained below, each of these different areas has a unique identity as a retail

18



location, due to the time period in which the retail spaces were developed as well as the
presence of concentrations of similarly configured retail uses in areas with other
complementary uses. Table 6 summarizes existing retail real estate market conditions in
each of the City’s major retail sub-areas, starting with the East Street Corridor.

Downtown Woodland retail is the historic retail center of the community, characterized by
its pedestrian-oriented scale and traditional downtown uscs such as restaurants, a drug
store, business and personal services, and an array of specialty retailers along Main Street.
Downtown retail spaces tend to be relatively smail, located on the ground floor of two- to
three-story buildings which date as far back as the turn of the century. These retail uses are
complemented by a mix of relatively large government offices, including the Woodland
City Hali, the Yolo County Courthouse, and the Yolo County Administrative Center.

Overall, vacancy rates for downtown retail spaces appear to be fairly low, and asking lease
rates tend to correlate with building quality. For example, a leasing representative for the
newly renovated Hotel Woodland indicated that demand for ground floor spaces was
strong, and the project will be fully leased by carly Fall. As of this time, Downtown does
not appear to have attracted any national retail tenants; rather it is dominated by
independent retailers. With relatively few vacancies, it is difficult to accurately state a
range of lease rates for the area, but asking rents for ground floor spaces in the Hotel
Woodland of approximately $1.10 to $1.20 per square foot, triple net, probably represent
the upper end of this sub-market.

The West Main and West Court Street retail areas represent the next step in the evolution
of retail activity in the U.S after traditional downtown development. The retail
developments in this area are predominated by strip malls characterized by single-story
buildings configured parallel to the street and set back behind a large off-street parking
area. Some centers have been arranged perpendicular to the street, with off-street parking
areas along-side the buildings. A number of centers are configured as community
shopping centers, with a 20,000 to 40,000 square foot anchor tenant and a number of
smaller “in-line” tenants that typically range from 500 to 5,000 square feet in size. There
are also a substantial number of stand-alone retail buildings in these areas, such as fast
food restaurants and gas stations, as well as auto service shops and other miscellaneous
_uses. These shopping areas are well-situated to scerve the community shopping needs of
most existing Woodland neighborhoods, which historically were concentrated on the west
side of the City.

As shown in Table 7, there is a very large supply of vacant retail space scattered along the
West Main/West Court Corridor. These spaces range in size from 1,200 square feet to
several anchor-tenant sized spaces. In total, during the time research for this.study was
conducted (July and August 1996) a total of 200,000 square feet of retail space was
identified as available for lease in shopping centers on. West Main/West Court. This
inventory include the space available in the -completely vacant Main Street Plaza
development. This project contains 74,000 square feet of space, and reportedly is asking
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approximately $1.00 per square foot, NNN. Area brokers feel that the center is overpriced
at this level. Although reliable data were not available to facilitate estimates of overall
vacancy rates in this area, it is likely that this area has not only the greatest quantity of
vacant space of any of Woodland’s retail areas, but also the greatest vacancy rate relative

to total available supply.

According to leasing agents, demand for any retail space in this area is relatively slow,
with most of the interest coming from small focal businesses and relatively little interest
from chain retailers. Due to the nature of the types tenants that are being attracted to most
non-anchor spaces in these centers, turnover is refatively high. One exception to this is the
recently announced plan to develop a Walgreen’s store at West and Main Street. There are
several large spaces available for relatively large tenants, including the old Safeway space
at 120 West Main, the soon to be vacated PV Ranch and Home space in the Cottonwood
Plaza, as well as the entirely vacant Main Street Plaza development. Asking lease rates in
the West Main/West Court area tend to cluster around the $0.75 to $1.00 range NNN, but

dip as low as $0.55 per square foot.

East Main Street represents a fourth evolution of U.S, retail developments, (The County
Fair Mall serves as the local example of the third evolution in U.S. shopping centers, the
enclosed regional mall.) East Main is emerging as the preferred location in Woodland for
large-scale discount retail developments, particularly along the south side of the street,
which is relatively unimpacted by the Yolo Short Line Railroad tracks located along the
north side. Major users in place on the corridor include K-Mart, Canned Food Warehouse,
and Orchard Super Hardware. Two major developments are also planned: a center
anchored by a Wal-Mart, and a center anchored by the Food-4-Less grocery warchouse. A
key locational characteristic of this area is immediate freeway access to both I-5 and SR
113. This is important to the large regionally oriented retailers, who seek to attract
Woodland residents but also to serve as a shopping destination for residents in surrounding
areas. East Main also provides good exposure to local cross-town traffic traveling along
that uses Main Street from the east to west side of the City. Large-scale retail development
has been facilitated in the East Main area by the presence of relatively large, deep parcels
of land.

Relatively little vacancy was identified in the East Main area. The single vacancy for
which leasing information was available was 6,500 square feet of shop space in the K-Mart
Center; this space has an asking lease rate of $0.95 per square foot triple net. Although
there is relatively little vacancy at this time, according to leasing representatives, the small
in-line spaces have been the hardest to fill in this area. One leasing representative stated
that he felt the difficulty was due to a reluctance of smaller retailers to locate next to a
destination retailer such as K-Mart as this location does not generate the type of regular
shopper traffic the smaller retailers need compared with a location next to a local-serving
grocery or drug store. People tend to shop the large stores more infrequently, and for
specific items; therefore, the spillover effect from the shoppers attracted by the anchor
stores attract is less than expected.
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Table 7: Selected Currentiy Leasing Retail

SPACE TOTAL ASKING TARGETED :
LOCATION DESCRIPTION AVAIL, SPACE RATE TERMS COMMENTS TENANTS OTHER TENANTS
West Main Street
120 Main Street Main Street 74,000 74,000 $0.70 NKN old JGPennay site retadl na.
Plaza o
$1.00
cmr. Main & West Purity Plaza 3.360 $0.65 NNN Hollywood
Video
omr West and Main Longs Center 6600 {not na. $075 Qross four different spaces available, most interest Longs Drug
inch. from mom & pop businesses
Safeway
space}
cmr West and Main old Safeway 25,000 25,000 na. na, unable to locate leasing contact for this n.a. na.
space property
104 West. Main Country West 14,600 27033 $065 NNN four different spaces available Chubby's
Center Subway,
USP.S.
West and Main 6,000 8,000 5100 NNN Mr. Video closed recently, adding 4,000 Toga's
square feet vacant
West Main Woodland Plaza small center with mixed auto/commercial tire center,
{reliautomotive) uses karate
Court & Calif, Shade Tree 3,600 $.55- NN about 2,800 square feetin back of center for Payless,
Piaza (Payless & 85 $0.55, 800 in front for $.95 McMahans
MeMahans)
W. Court Wast Court - n.a. $095 NNN No vacancy at present, but lots of tumover. Ofi-price Super
Plaza oriented Saver
cenler Market
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Table 7: Selected Currently Leasing Retail

SPACE TOTAL ASKING TARGETED
LOCATION DESCRIPTION AVAIL. SPACE RATE TERMS COMMENTS TENANTS OTHER TENANTS
2w. Court & West Blockbuster 1,200 10,020 1.00to NNN current vacancy is 4 mos. old; center has retaitlservice Blockbuster

St Center 115 never been fully leased Video

w. Cross & QOutbuilding at 1,300 2900 5075 NNN whole space was vacant two years; DJs l relai DJs Jewelry

Cottonwood Cottonwood acling as leasing agent for owner
Plaza

w. Cross & Cottonwood 27,000 na. $0.75 NN P.V. Ranch & Home is jeaving 20,000 s£. maybe fmise. Jocal

Cotlonwood Plaza specialty relailservice

groger for
PV space.
Dowmtown

5§31 Main Streat ground fioor 5,000 5.000 $0.38 full space formerly cccupied by Yolo Hospice retail na.
retail space sen. relail sfore; vacant 2 mos.

Hotel Woodtand mixed- office, see 20,600 see $1.10 o $1.20 NNN for retail and office; retall, office 450054,
retail, special comment colmme expect fully leased by mid Sept. special
evenis nt evenls

facility

Crnr College & Main old Imperial 9,000 $,000 see 4,500 5.1, upstairs office: $2,000/mo. gross; na.

Bank Bulkling comme 4,500 downstairs: $4,000 gross; also for sale
nis

534 Main small shop 1,100 1,100 $061 last tenant was a deli; vacant since Aprd; rent n.a.
space intludes insurance and lares

East Strest
1059 Court East Streat Court 8514 5085 NNN lots of parking; also contains office space



Table 7: Selected Currently Leasing Retail

SPACE TOTAL ASKING 'TARGETED
LOCATION DESCRIPTION AVAIL. SPACE RATE TERMS COMMENTS TENANTS OTHER TENANTS
725-733 East Strest Otive Tree Plaza 5800 27000 $051% qross strip center with small shop space behind;
$0.75 lower price is for warehouse; higher price is

for retail {about 2,200 s.£}
SE comer of East stand-alone 5,600 5600 §1.00 NNN feels that the location is not good for probably will na.
and Gibson restavrant restaurant; probably endup

will end up with a retail tenant with a retail

fenant
East Main Street

K-Mart Center shop space 6,500 n.a. $0.55 NNN small shops have found that K-Mart dossa't K-Mart

attract every day shoppers

Source: BAE, 1996.



Retail Leakage Analysis

In 1992, in conjunction the City of Woodland’s evaluation of the proposal for development
of a regional retail center anchored by a Wal-Mart store, the City contracted with
Economic and Planning Systems (EPS) to prepare an economic impact analysis that
included a retail expenditures leakage study for the Woodland retail trade area (Wal-Mart
Site Economic Impact Analysis, November, 1993) The trade arca analyzed included a
primary retail market defined as the City of Woodland: a secondary retail market area
defined as all of Yolo County, excluding Winters, West Sacramento and areas south of
West Sacramento; and a tertiary trade area was defined to include all of the secondary
market area, plus Winters, Dixon, and the southern portion of Colusa County, up to
Williams. The relatively large secondary and tertiary trade areas reflect the relatively low

- population density and sparse supply of retail facilities in areas surrounding Woodland.
Because Woodland contains a significant variety of types of retail stores not found in those
outlying areas, residents of the secondary and tertiary trade areas are assumed to be
attracted to Woodland to shop on occasion,

Although the information used for the leakage analysis is somewhat dated at this time, it
provides an indicator of the relative balance between retail demand and supply in the
Woodland area. The EPS study found that, as of 1992, “surplus” expenditures (e.g.,
spending higher than expected based on typical spending patterns) were being captured in
drug stores, food stores, eating and drinking - places, ~building - materials and - farm
implements, and service stations. The categories in which there were “leakages” from the
market area included apparel stores, general merchandise, packaged liquor stores, home
furnishings and appliances, and “other” retail stores. These categories represent an
opportunity for additional development in Woodland, given an appropriate location,

The largest retail development to occur since that time is the Orchard Super Hardware
sfore, on East Main Street, which is in the a hardware/garden/building supply store
category that did not represent an unmet demand opportunity, based on the earlier leakage
study by EPS. Another identifiable change since the time of that analysis is the closure of
the Safeway store on West Main Street. Although the overall effect of this closure on the
entire trade area supply of grocery store space is relatively small, the closure may be more
significant locally.  Safeway’s closure leaves only three full-sized, full-service
supermarkets in Woodland. With a current population of almost 45,000, the City may be
slightly under-served, particularly on the east side, where there are no full-service
supermarkets. At this time, the closest full-sized supermarket for Southeast Area residents
is the Nugget, located on West Court.

Future Demand for Retail Space

The Woodland General Plan Update Non-Residential Absorption Analysis projected total
demand for new retail land in Woodland equal to 139 acres, or a total of approximately 1.5
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million square feet of supportable space between 1995 and 2015, DTA based these
projections on the quantity of new retail space that would be required to accommodate the
increased retail expenditures associated with SACOG’s projected local population growth.
Of the total projected demand for 139 acres of retail land, 30 acres of land are needed for
Neighborhood Commercial facilities associated with new residential areas assumed to be
added to the updated General Plan, outside the existing Urban Service Area. The
remaining 109 acres of retail demand will be accommodated on land currently zoned for
commercial uses within the existing City limits. This acreage translates to approximately
1.2 million new square feet of retail floor area for the 20 year period. OF this, increased
demand translating to approximately 250,000 square fect of retail floor area can be
expected between 1995 and 2000. These demand figures will be reduced if the City
. implements the Draft General Plan Update population growth rate target of 1.7 percent,
rather than the 2.0 percent growth rate projected by SACOG.

A key question for this analysis is what portion of the niew retail demand might be captured
in order to support revitalization in the East Street Corridor. Starting with the maximum
estimate of 1.2 million square feet of additional retail space to be developed within the
existing urban service area, it is possible to net out demand that will be absorbed by
planned retail developments. To assist in this, an inventory of planned and proposed retail
developments has been compiled, as shown on Table 7. In addition, other development
sites with strong retail potential can also be netted out in order to conservatively estimate
residual demand for which the Study Area could compete.

Planned Competitive Retail Centers

As shown on Table 8, there are several planned retail centers within the City of Woodland
at this time, as reported by the City of Woodland in its quarterly Development Report (July
1996). The planned Yolo Polo Plaza (Wal-Mart) center is a major retail development that
will absorb a large portion of retail demand in the near future. Located on East Main
Street, just east of I-5, this project has obtained all necessary approvals, and is planned to
include a total of 254,000 square feet of space in two phases. The first phase, including a
128,000 square foot Wal-Mart and a 20,000 square foot Staples office supply store, is
planned for completion by Spring, 1997. The remaining 128,000 square feet of
development potential will be built out as tenants are secured.

Two other commercial projects planned for sites on East Main Street, east of the Study
Area, make up the remaining inventory of retail developments that are in the planning
stages in Woodland at this time. The Sycamore Point project, located at the southeast
corner of East Main and Pioneer is a 106,000 square foot community shoppmg center.
This center has obtained all necessary approvals, and is planned to open in Spring 1997
with a Food-4-Less anchor. The Lasher Auto Mall project involves 54 acres of land at the
southeast corner of County Road 102 and {-5. The Planning Commission has approved the
Conditional Use Permit and certified the Final EIR for this development; however, the
developer reports that due to lack of interest in the project on the part of the City’s existing
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auto dealers, the project is not going forward at this time. According to the developer,
some big box retailers have expressed interest in the site and plans are now under way to
pursue a General Plan and zoning amendments to allow those uses to locate at the site, If
all 54 acres of land are rezoned, this could result in capacity to accommodate nearly
600,000 square feet of retail space, assuming a 0.25 floor area ratio (ratio between building
floor aren and site size). It is possible; however, that only a portion, or none of the area

would be rezoned.

Only one currently planned project that is not located in the eastern part of the City will
involve any new retail space. This is the Shaffer Commercial Building, planned for Court
and West Streets. This project is planned to include 16,000 square feet of space in two
8,000 buildings.” The developer, Shaffer Realty intends to use approximately one fourth of
the project for its own offices, leasing the remaining space to either office or retail users.

Although there are no immediate plans for development, there is potential for development
of 35 acres of land adjacent to the existing County Fair Mall for a mall expansion. Located
‘immediately south of the Mall, this land is currently outside the City limits, but is within
the urban service area. Pending favorable treatment with resolution of the General Plan
update, this site could be developable for a substantial quantity of retail space, Assuming a
0.25 floor-area ratio, this area could absorb another 380,000 square feet of future retail
demand.

‘There are also other possible projects involving neighborhood commercial and highway
commercial sites that have not been announced, but could also consume demand in the
near to mid term, This includes a 12-acre site at the intersection of Gibson and Pioneer,
which would likely accommodate a grocery/drug center. Typically, these centers have
between 100,000 and 150,000 square feet of retail space.

Taking a relatively conservative approach, and subtracting the total amount of retail
potential planned for the Yolo Polo Plaza, Sycamore Plaza, Lasher Auto-Mall, County Fair
Mall expansion site, Shaffer Commercial Building project, and the Gibson/Pioneer site
from the total 20-year demand of 1.2 million square feet yields a excess of planned retail
space of up to 300,000 square feet; i.e., there is a current over-supply of potential retail
sites within the City for the next 20 years when looking only at the increase in retail market
support generated by local population growth and the development sites mentioned above.
In addition, there are additional sites within the City zoned for retail uses and, as indicated
in the Non-Residential Absorption Analysis, even with no changes to current zoning
designations within the City limits, there is at present a projected total surplus of 30 acres
of General Commercial and Service Commercial land within the City for the next 20 years.
There is also a projected surplus of 58 acres of Highway Commercial-zoned land in
Woodland through the year 2015. This surplus will increase if the City’s new General Plan
acts to limit population growth at a level below the level that SACOG forecasts.
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In order to support development of the surplus acres of commercial land within the next 20
years without cannibalizing sales from existing merchants, a substantial portion of new
retail floor area will have to draw market support from consumers living outside the City
of Woodland. It is likely that many stores in the Yolo Polo Plaza, plus stores that might be
developed at the Lasher Auto Mall site or the County Fair Mall expansion site would target
regional markets; while the Gibson/Pioneer site will be limited to local-serving uses.
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Table 8: Planned and Proposed Retai’fCommercial Developments

Type of

Project/Location Project

Approved
Sq. Fest

Expected .
Sale/Lease rates

Completion

Approval Status Date {est.)

Comments/ Des-cription

1} Yolo Polo Plaza
East Main Street

Relail/
Comm
ercial

Retailf
Comm
ercial

2} Sycamore Point SE
Comer of Main and Pioneer

3) Lasher Aute Mall SE
Comerof CR 102 and
Interstate 5

Retail

Retail/
Office

4) Shaffer Commercial Building
West Main and Court Streets

254,000

106,000

N/A,

16,000

Sale price for in-line store
space $5-7 per sq.ft and pad
space along East Main is
about $10-16 per sq. ft.

Lease rates are estimated to
be about $1.35 NNN

N/A

Expect lease rates to be
$1.20 NNN

Approved Spring

1997

Approved Spring

1997

Planning Commission
has approved CUP and
Certified Final EIR

Approved

City has approved the development of 2 126,000 sg. #t Wal-
Mart and an additional 128,000 sq. f of retail space on a 21.17
acre site. Cumently the only other tenant committed to the site
is @ 20,000 sq. ft. Staples office supply store.

The landowner of the site is not pianning to develop any
speculative commercial space, everything is build to suit. it is
expecied that the project will develop in two phases with Wal-
Mart and Staples deveioped in the first phase.

improvements associated with the first phase are expected to
help in marketing the remaining portions of the site to
prospective tenants.

City has approved the development of a shopping center
comprised of a 108,000 sq. ft shopping center on a 10.9 acre
site. The center has a space for a2 50,000 sq. & anchor tenant,

" a 20,00 sq. ft. sub-anchor, and three building pads.

Food for Less, a large discount grocer, has signed on as the
anchor tenant for the site, with the sub-anchor site still not
committed. Several fast food restaurants have expressed
interest in the pad sites, but leases have not been negotiated.

The original proposal for this site involved the development of
a 54 acre auto mall. However, a lack of interest from existing
auto dealers in the City has stalled the auto mall concept.

Recently, {2} "big box" retailers have expressed an interest in
the site, and the property owner is currently pursuing a
General Plan amendment and zoning change to aliow those
uses to locate to the site.

The developer, Shaffer Realty will occupy approximately 28
percent of the project. The remaining 12,000 square fest will b
lsased to refail or office tenants.

Sources: City of Woodland; BAE, 1886.



Summary

The East Street Corridor currently lacks an identity as a retail location within the City of
Woodland. While the presence of the County Fair Mall at the south end of the Corridor
would normally be a significant benefit in this regard, the existence of the Yolo County
Fairgrounds between the Mall and the rest of the corridor, as well as the fact that most
traffic approaches the mall from the east, via Gibson Road, rather than via East Street
combine to make the Mall’s impact much less than might be expected. In other parts of the
Corridor, challenges to retail development include the presence of incompatible land uses,
a lack of appropriately-sized vacant parcels, and lack of shopper traffic on East Street,

For the 1995 to 2000 period, planned retail projects and other retail projects under
discussion probably will consume substantial retail demand; but there is a possibility that
due to an emphasis on regional retail uses, there may be growing demand for certain local-
serving commercial uses that will not be served in the retail projects discussed above. This
may present opportunities for the East Street Corridor. With future residential growth
presently planned for the east side of the City, it is likely that commercial areas in the
eastern part of the City will be well situated to capture community-serving retail demand.
While planned and proposed retail developments that are proceeding at this time will likely
absorb most of the increase in retail market support that new residential development wiil
produce over the next five years, there will be increasing demand for local-scrving retail

aﬂgr 2000.

A review of information available from the City regarding currently planned and proposed
retail projects indicates that most projects currently in the approvals or development
processes will concentrate on standard shopping center-type retail activities. This may
leave a market opportunity for the East Street Corridor in meeting the local demand for
various service commercial activities that are not typically found in big-box or strip retail
centers. Examples of such activities include automotive services; certain “heavy
commercial” uses such as glass shops, paint and wall-coverings stores, carpet stores, etc,
Many of these types of service-commercial activities mentioned would be compatible with
locations in the middle portion of the East Street Corridor because they are not as
dependent on drive-by traffic as typical strip center retailers. Additionally, because many
of these types of uses are not noise sensitive, they could back up to the rail lines on the
west side of East Street, if sites with sufficient size and access could be provided.

Other opportunities may be present in the area of family entertainment and recreation, such
as skating rinks, miniature goif, batting cages, indoor sports facilities, fitness centers, etc.
Several of-the activities mentioned are not only missing in Woodland, but are also not well
represented in the communities surrounding Woodland, creating the potential for attraction
of out-of-town customers as well as local residents. Many recreation facilities as well as
service commercial businesses may be particularly attracted to the East Street Corridor duc
to their preference for locations with relatively low land costs. These types of uses could
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be placed along the east side of East Street, between Main and Gibson. Although these
types of uses are not generally noise sensitive, the potential to place them along the west
side of East Street is limited by the depth of availabie parcels and their ability to
accommodate relatively large uses.

If new residential development does continue in the Southeast Area over the long-term, the
fairgrounds property would be a very desirable site for a community shopping center, due
to its southern location and its ease of access to the east and west sides of the City via
Gibson Road. However, if a grocery/drug center is built at the Gibson and Pioneer site,
this use may be foreclosed for the fairgrounds site. Regardless of the actual tenants, there
are considerable obstacles that must be overcome to bring development to the fairgrounds
site, including developing a politically and economically feasible plan to relocate the
fairgrounds, attracting the desired retail tenants to the site in competition with other sites,
and then developing a complimentary mix of land uses to develop the remaining portion of
the fairgrounds property. The findings of a 1994 Yolo County Fair Relocation Study
(Sasaki Associates, Andrew Plescia Company) indicated that the project would not be
economically feasible until a combination of factors, including the reuse value of the
existing site, maximization of the buildout potential of the site, and estimated development
costs for the new facility become more favorable,

The Yolo County Fairgrounds property may be considered both a barrier and an
opportunity to retail revitalization along the corridor. Currently, it separates the County
~Fair-Mall from-other retail activity along the East Street corridor; however, if an overall
plan could be successfully developed to relocate the fairgrounds activities and thus free the
site for retail development, the property could become a major opportunity for the East
Street Corridor. The southwest corner of the fairgrounds property would be a good
alternative location for a grocery/drug shopping center oriented to serving residents in the
southern part of the City, if a center with these uses is not developed at Gibson and
Pioneer. Additionally, conversation with a local real estate broker indicates that an
additional mass-merchandiser may be interested in locating in the area. Three anchor
tenants would provide a substantial mass of development at the southwest corner of the
fairgrounds property, which would help to attract more shopper traffic along East Street. If
a grocery/drug center is provided at Gibson and Pioneer, the fairgrounds site could target
specialty retail uses or family entertainment uses, either of which would be appropriate as a
complement to the County Fair Mall. The Mall and the new development would each
benefit from the shopper traffic generated by the other.
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OrFFiCE MARKET OVERVIEW

Existing Conditions

Study Area Conditions. There are relatively few office developments located within the
East Street Corridor. The largest single office development is the County Fair Plaza,
located at 825 East Street. This project contains approximately 47,000 square fect of
space, and includes a number of State government offices including the State Employment
Development Department, the Department of Motor Vchicles, and a number of Yolo
County offices. Other users include various professional services, including ADIA.
Approximately 17,000 square feet are vacant at this time, and asking lease rates are $0.90
per square foot, modified gross. Tenants are charged for water, sewer, and garbage. Other
locations with sigaificant amounts of office space include the East Street Court building at
the intersection of Court and East Street. Asking lease rates in this building start at $0.75
per square foot. According to a property representative, this building contains a total of
approximately 33,000 square feet, with 5,000 available for office tenants.

Other Office Concentrations. The primary existing concentrations of office space in
Woodland are in the downtown and West Main/West Court areas. There is some overlap
in the market niches of downtown and West Main/West Court office areas; however
healthcare-related uses tend to be morc prevalent in the latter; while legal uses are more
common around the former, Other office users such as accountants, real estate brokers,
and various types of consultants and other business services can be found in both sub-

areas.

As with downtown retail, many existing downtown office spaces are in relatively old
buildings. In fact, many downtown office spaces are located on the upper floors of mixed
office-retail buildings. These buildings tend to be relatively antiquated by modern office
standards, including a general scarcity of off-strect parking, lack of elevators in multistory
buildings, aging HVAC systems, elc.; nevertheless, they are appealing to a certain portion
of local office users because of their proximity to other downtown services, City and
County offices, and the court building. Relatively few downtown office vacancies were
identified, as indicated by the listings on Table 8. As shown on the table, available spaces
range from 440 to 5,050 square fect. These tend to be in multi-user buildings, with asking
lease rates of $0.85 fo $1.10, full service.
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Table 8: Selected Currently Leasing Office

SPACE TOTAL ASKING TARGETED
LOCATION DESCRIPTION AVAHL.. SPACE TERMS COMMENTS TENANTS OTHER TENANTS
Downtown (Including Court L)

608.5 Main 2nd floor 440 1,200 91.00 full serv. vacant since March small office atty., therapist,
office USEers bookkeeper, etc.

721 Main offices plus 835 24,600 30.85 tenant pays utilifies; blag. renovated in early professional lots of aftorneys,
gr. fl.rel BO's, elevators, parking office County traffic court
100F Bidg.

1st & Court professiona 2,060 na. $1.00 waler, sewer, garbage paid; avafiable about 3 professional CPA
office bidg. mes., few inguiries office

East & mixed-use 5050 e, 0.85 - nnn

Court bldg. 33,000

433 Second Garden 1,300 ¢ $1.10 gross ground floor professional space

st Court 12,000
Building

414 Fourth Technology 11,000 22000 $0.45 gross office or lab space designed 1o suit research of American Brewer's

Street Develop- © " {tenant office Guild, biotech co.
ment Ctr. pays Tis)

West Court Street'W. Main St.

285W. professiona 2,000 16,500 §1.15 full serv. leasing went very well except last 2,000 5.4 professional insurance,

Court offices very fittle furnover office user attorney, etc.

25w, professional 1,594 3,801 §1.25 gross tenant pays for extra garbage pickup; professional

Court offices demand generally good office user

250 W. Main second floor 3570 14,500 $1.00 double OWnar pays common area mainienance cosls office suftes title co.,

st professional net employment
office

agency



Table 9: Selected Currently Leasing Office

SPACE TOTAL ASKING

: TARGETED
LOCATION DESCRIPTION AVAIL. SPACE RATE TERMS COMMENTS TENANTS OTHER TENANTS
120 W. professional 4793 ¢ $1.20-1.40 gross old bank building office users
Court St office 45,600
NE Comer
w. Main & Orick Office 650 fa. $0.95 qross professionat
Cottonwood Bldg. office
East Streat

1248 Forina officein 1,600 ¢. 4,000 $0.41 industrial space built cut as office low-end

industrdal office user,

area fike const,

office
825 East County Fair 17,000 46,579 $0.90 modified tenants pay for water, sewer, and garbage. senvice State of Ca., Yolo
Street Plaza gross High concentration of social services tenants businesses Co., ADIA
scares some potential tenants

1059 Court East Strest 5,050 : 3085 non renovated brick building
st Court

Source. BAE, 1996



There is a considerable variety of office space available in the West Main/West Court area;
but these spaces also tend to be relatively small spaces in multi-user buildings, The office
buildings in this area tend to be more suburban in nature than the downtown buildings.
Typically, they are one to two-story garden style office buildings with ample offstreet
parking. Available spaces ranged from 650 to 4,793 square feet. Asking lease rates for
these spaces range from approximately $1.00 to $1.40, full service, with most at or near
the $1.00 level. The somewhat higher rates for these spaces as compared to downtown
spaces reflect the newer overall condition of West Main/West Court office buildings.
Conversations with brokers and leasing agents representing properties in West Main/West
Court indicated that even in this area of newer buildings, the supply of high end office
space is limited, while demand for this type of product is good. The demand for these
types of spaces comes primarily from small, local serving professional service firms.

Future Office Demand

Citywide office demand projections contained in the Non-Residential Absorption Analysis
prepared by DTA in support of the General Plan update process were based on citywide
employment forecasts prepared by SACOG in 1993. These projections extended to the
year 2015. As stated in the Non-Residential Absorption Study for the Woodland General
Plan Update, SACOG projected that local employment would increase from an estimated
15,326 jobs in 1994, to an estimated 35,006 jobs in 2015, more than doubling during the
time period. This quantity of growth translates to a 4.0 percent average annual growth rate
--within.- Woodland, exactly-double-the 2.0 percent average annual residential growth rate
forecast for the 1995 to 2020 time period.

As shown in the matrix below, it is expected that there will be some shifts in the
composition of local employment during the 1994 to 2015 time frame. As shown in the
table, it is expected that Retail, Education, Medical, and General Industrial uses will make
up a smaller proportion of overall Jocal employment by the year 2015. The land uses that
are projected to account for increasing shares of local employment by 2015 are
Office/Business Park, High-Tech/Bio-Tech, and Light Industrial.

Employment Category 1994 Employment 2015 Projection
Retail 27.5% 21.8%
Education 53 33
Office/Business Park 26.9 284
Medical 9.1 6.5
High-Tech/Bio-Tech 0.2 21

Light Industrial 18.7 27.2
General Industrial 12.3 10.7

Source: David Taussig Assaciates, City of Woodland General Plan Update Non-Residential Absorption Analysis,
1995

34



In translating the employment projections into future demand for office space, DTA first
developed a series of land use categories and correlated them to the various components of
the SACOG employment forecast. Over the 1994 to 2014 time period, the DTA analysis
translated the total job growth in office and industrial sectors to a need for a total of 1,060
acres of land for new office and industrial development. Of this total, it was estimated that
office uses would require approximately 16 acres of land in the Central Commercial
district, and 56 acres of land in General Commercial districts. Remaining office
development was projected to be combined with high-tech/bio-tech in the Business Park
districts. The 56 acres of office demand projected for the City’s General Commercial
areas, of which the East Street Corridor is a part, translates to a total of 1,904 new
employees, and just over 665,000 square feet of space. In the 1995 to 2000 time frame, the
projected demand amounts to 11 acres of office development in the General Commercial
zones. This translates to 144,000 square feet of office space demand in the near term.

Planned Competitive Supply

In order to provide some estimate as to how much of the 665,00 square fcet of demand
could be captured along the East Street Corridor over the 1994 to 2015 time period, it is
necessary to determine the net demand that is still available after accounting for planned
and proposed office projects in the General Commercial areas. As shown in Table 8, there
is only one planned office project within the City at this time, and this is the relatively
small Shaffer Commercial Building (16,000 square feet) planned for West and Court
Streets. This leaves considerable near- and long-term demand to be met by as of yet
unidentified projects. One project that is not officially “planned” at this time is an office
development area involving properties located between Lincoln Avenue and Pendegast
Street, Bast Street and Sixth Street. This project is in the conceptual development stage at
this time, but the City has identified undeveloped parcels totaling 7.65 acres for study.

Summary

In assessing the possibility that the East Street Corridor could capture a portion of the
unmet future demand for office space, it is important to review the sources of demand for
new office space. Office uses can be divided into two broad categories, local serving, and
region-serving. Local serving office uses include most health-care providers, Realtors,
insurance agents, and other small professional! and business services companies that are
oriented primarily to serving local residents or businesses. These types of users will tend
to seek locations that are convenient to their local customers and to impostant local places
of business, such as government buildings, hospitals, and courts. This explains the current
preponderance of office users in the downtown and West Main/West Court areas.

For future local-serving office demand, the existing patterns of development may not make
as much sense. Given that much of the City’s residential and business growth is presently
planned for the east side of the City, there will likely be increasing demand for office-
based services that are located convenient to this part of the City. While existing
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professional office users may be find it wise to stay in the West Main/West Court area,
new offices opening in response to future population growth may find it desirable to be
located more conveniently to developing residential areas. Also, offices located to the east
of existing office concentrations would be more convenient to businesses located in the
City’s growing northeast industrial quadrant. The central part of East Street, near the Main
Street intersection may offer an ideal location for office users who wish to adopt this type
of locational strategy, yet still be relatively close to established downtown services and
places of businesses.

Region-serving office uses will tend to involve larger firms that serve a market base that
extends beyond local residents and businesses. Location decisions for these types of firms
tend to be two-tiered, first focusing on the general locale desired within the region, and
then focusing on specific sites within the area selected. Decisions related to the selection
of the general locale consider factors such as regional transportation access, labor force
availability, corporate image, and costs to buy or rent space. Increasingly, factors such as
cost and availability of housing for employees, local quality of life, and other factors not
strictly related to actuval business operations come into play. Woodland has much to offer
in this area, and these types of decision factors are implicit in the SACOG projections that
assigned a share of projected regional growth to the City of Woodland.

For those region-serving companies that choose to locate office-based operations in
Woodland, there will be additional decisions about exactly where to locate. These firms
“will be less concerned about where their offices are located in relation to residential areas,
but will be concerned with ease of access to regional transportation routes and support
services. These types of location considerations will also tend to be favorable to the East
Street Corridor. A good example of the type of office operation that fits this theory is the
Blue Shield building located just south and west of the East Street/Main Street intersection.
As mentioned above, the City is involved in planning for additional office development in
the vicinity of the Blue Shield building, and these sites will likely be attractive to other
new users in the near term, as opposed to sites within the East Street Corridor Study Area.
If all 7.65 acres of land within the office development study area is made available for
office development, this area would be well positioned to consume a large portion of the
11 acres of General Commercial office demand projected for the 1995 to 2000 time period.

In the short term, many local-serving office users may also find the West Main/West Court
area to be more attractive than the East Street Corridor due to the lack of appropriate sites
in the East Street Corridor. This will be a key challenge that must be addressed in long-
term plans for the revitalization of East Street. If the need for quality sites can be
addressed, the East Street corridor will be well positioned to capture a portion of future
office demand. There is relatively little available land in the downtown area for office
development; and as available sites are consumed in downtown, the East Street Corridor
will face less competition. The combination of better regional access and proximity to
both downtown and Southeast Area residential development will favor the East Street
Corridor over the West Court/West Main corridor in competing for a share of the 45 acres
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of General Commercial office demand projected for the 2000 to 2015 time period,
assuming that obstacles involving incompatible surrounding land uses can be overcome on
the East Street Corridor. Thus, the timing for the potential to capture this demand will be
dependent on the time required {o prepare sites appropriate for office development.
Overall, it appears that office development is a significant opportunity for the East Street
Corridor in the longer term, particularly after the point in time that sites near the Blue
Shield _ building are consumed. This could include smaller multi-tenant buildings
configured with small offices and suites to cater to local serving professionals as well as
the possibility of some larger single-user buildings that would be suitable for office-based
regionally oriented users.

One possible target market that is not a farge factor at this time is to scrve as a location for
the marketing, R&D, and/or administrative functions of companics involved in various
agriculture-related sectors. The Yolo County Agriculture and Tourism Targeted Industry
Analysis (Draft, August, 1996) identified a number of promising sectors for the County to
pursue. Of these, the activity that appears most compatible with the East Street Corridor is
ag bio-technology facilities. According to the report, unlike most of the other activities
identified for Yolo County, ag bio-tech operations prefer to be located in urban locations,
rather than in agricultural areas. According to one of the study’s researchers, there are a
number of small firms in this sector that are currently seeking suitable locations for
research space in the range of 6,000 to 10,000 square feet. One existing project that has
already managed to capture a small portion of this type of demand is the Technology
Development Center, located at 414 Fourth Street. The property owner reports that one
tenant is a spinoff of a Davis-based biotechnology firm,

Over the next five years, the study projected an increase of 130 in the number of people
working in these types of activities Countywide, under a medium growth scenario. Using
an employment density factor of 465 square feet per employee, this translates to a short
term demand for a relatively small 60,000 square feet of space; however, these types of
tenants might fit well in the office/industrial buildings of the type similar to the
Technology Development Center. Another example of a compatible building type is 10N,
East Street, where such as use could serve as a good transition between East Street and the
northeast area’s more traditional warehouse/industrial users that are set further back from
East Street. Woodland will have to compete for a share of this type of countywide office
demand with Davis and West Sacramento. Davis will be very competitive due to its
proximity to research activities being conducted at UC Davis and also to other bio-tech
activities being conducted along the 1-80 corridor. Woodland will likely benefit from
relatively lower land costs, proximity to major seed companies that are located in the City
and who represent potential clients for ag-biotech products, and a perception of a more
business friendly environment, While Woodland and Davis both have a track record with
several existing ag-bio-tech companies each, West Sacramento currently does not have the
same stature, and its future competitiveness for these type of uses remains to be seen,
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The area within the Corridor that may have the best development potential for traditional
office uses, both local- and region-serving, is the central part of the Corridor closest to
downtown. As mentioned above, sites close to the Blue Shield building, which are
technically not a part of the Study Area, are probably best positioned in the short term.
One area with long-term office development potential is the area centering on the East
Street and Main Street and East Street and Court Street intersections. This area benefits
from exposure to one of the busiest intersections in Woodland, and is largely underutilized
considering its location at the center of the City, and at the eastern gateway to downtown;
however, like the county fairgrounds property, development in this area would require
execution of a comprehensive plan to relocate existing uses before new development could
occeur.
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RESIDENTIAL MARKET OVERVIEW

Existing Conditions

Study Area Conditions. The Rural California Housing Corporation (RCHC) prepared a
housing inventory and assessment as part of the East Street Corridor Existing Conditions,
Issues, and Opportunities Report. Completed in January of 1996, this report found that
existing housing in the East Street Corridor includes three mobile home park/trailer courts
(Dana Trailer Park, Beli’s Trailer Court, Woodland Mobile Park), two distinct
neighborhoods predominated by single-family homes (Armficld and Depot/Alice), and
approximately 241 multifamily rental housing units. In total, RCHC identified 514
housing units within the corridor. OF the Of the 241 rental units spread throughout the
corridor, the Yolo County Housing Authority owns and operates 132 units for low-income
houscholds. These units are located in the Yolano Village and Dounelly Circle apartment
complexes, located in the northern portion of the Study Area, to the east of East Street.
The other concentration of multifamily housing units is in the Depot/Alice/Oak Street arca,
where there are 79 units of housing. In addition to the publicly-owned housing in Yolano
Village and Donnelly Circle, most of the other privately-owned housing in the corridor,
including single family homes, privately owned apartments, and trailer coaches and mobile
homes, appears to serve primarily lower- and moderate-income households.

When compared to the overall housing conditions in the remainder of Woodland, the East
Street Corridor housing tends to serve a generally lower end of the local housing market;
the housing stock tends to be gencrally in poorer condition in the East Street Corridor; and
there is higher proportion of multifamily housing in the East Street Corridor. There are
greater proportions of renters in this arca than the rest of the City overall. Based on
RCHC’s identification of 241 multifamily housing units of a total of 514, and assuming
that all multifamily units are rentals rather than owner-occupicd, the owner/renter split
would be approximately 53 percent owner/47 percent renter. The balance could easily shift
to a majority of renters after factoring in anecdotal information indicating that many
single-family homes in Corridor are rentals, rather than owner-occupied.

This study identified no currently renting or for-sale housing units within the East Street
Corridor. Review of County Assessor’s records indicate that no housing units have sold
within the East Street Corridor during the January through July 1996 time frame. The lack
of market activity is likely due to a combination of the fact that a large proportion of the
area’s housing units are publicly owned and thus not rented or sold on the open market.
After accounting for the publicly owned , there is a relatively small number of units
remaining; nevertheless, the lack of visible for-rent or for-sale signs in East Street Corridor
residential neighborhoods indicates vacancy rates are relatively low. In contrast, a review
of current residential real estate listings indicates substantial inventory of available housing
units for-sale and for-rent in a variety of different types of projects and locations within

other parts of the City.
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Residential Developments in Other Parts of the City. Based on a survey of new
residential projects currently on the market in Woodland, single-family homes located in
the Sycamore Ranch development dominate the new home market in Woodland at this
time. There is only one project selling new homes on the west side of the City. Also, there
are no new multifamily rental projects on the market; and this has been true for severa!
years. Therefore, for the past several years, the new supply of housing units has been
almost exclusively single-family homes.

Currently Seiling Single-Family Housing. As shown in Table 10, prices new homes

currently on the market range from approximately $128,000 to $215,000. Cumulatively,
this developments report that average absorption is 28 units per month. The project selling
the most units is Woodland West, the only new subdivsion not located in Sycamore ranch.
It’s average monthly absorption is over three times better than its nearest competitor in
Sycamore Ranch. Sales agents report that most buyers tend to be Woodland residents who
are either first-time buyers or move-up buyers. No development reported more than 30 to
40 percent of buyers were commuters,

Table 11 summarizes the sales prices of homes sold in Woodland (new and resale) during
the first seven months of 1996. As shown in the table, most single-family homes which
sold recently in Woodland are in the price range of $100,000 to $150,000. The median
some sales price was approximately $140,000. Over four-fifths of the home sales were for
less than $200,000 indicating relatively few sales of high-end homes. According to sales
representatives, most of the new homes are sold to buyers who are either first-time or
move-up buyers from within Woodland, and Woodland's new home subdivisions do not
large proportions of commuter households, because of the availability of housing that is
Jjust as affordable, but closer to other employment centers in the region.

Multifamily Housing. Interviews with leasing agents indicate that most workers who live
in Woodland’s multifamily housing are employed in the immediate Woodland area. At
this time, it does not appear that commuters are a significant factor in multifamily housing
demand in Woodland, although a number of apartment agents indicated serving smal!
proportions of UC Davis students. As with most California communities, Woodland has
seen no new market rate multifamily housing development since the early 1990s. As a
result, we note that in the period of time between our 1992 study for the Hotel Woodland
reuse project and the present, vacancy rates have dropped considerably in most of
Woodland’s larger apartment projects. Where many projects reported vacancy rates of 10
to 15 percent in 1992, Table 12 indicates that most larger apartment projects now report
only one to two percent vacancy, just enough to accommodate the ongoing turnover of
units. These apartments serve a range of household types, including families, singles and
couples, and students.

Reliable data are not available regarding the distribution of apartment rental rates for the
entire supply of apartments in Woodland; however after surveying numerous apartment
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complexes with current vacancies, it is possible to characterize the range of rents for
apartments that are currently available in the market, as follows:

Unit Type Typical Rent

Studio $375 (only one building surveyed with studios)
One-Bedroom $450 to $550

Two-Bedroom $525 {o $650

Three-Bedroom $825 (only one building surveyed with 3br units)
Four-Bedroom $975 (only one building surveyed with 4br units)
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Table 10: Currently Selling Residential Development

Sales Units at Units Units AbsJ Floor Square Sales Price/
Project/Location Opened Buildout Released Scld Month Plans Feet Price SQFT Comiments
1) Hunter Glen Jan-95 160 76 67 3 3bd/2balden 1,556 $144,500 $83 Sales of units began in January 1895 and
at Sycamore Ranch 3bd/2balden 1.738 $153,600 $88 construction of the models began in March
4/bdf2 5ha 2,065 $168,100 $81 of 1895. The first phase included the
4bd/3balden 2,482 $181,500 $§73 development of 78 units, with 84 additiona]
units in the second phase. 60.70% of the
buyers are Woodiand residents, with the
remaining buyers coming from various
geographic regions. All lots over 5,500 sq.
f have an annual Melle-Roos assessment
of 3800, and lots under 5,500 sq. fi have
an assessment of $600,
2) The Grove Jan-85 180 140 136 7 3bd/2ba 1,245 $129,980 $104 Sales of units began in January 1995. Of
at Sycamore Ranch 3bdi2.5ba 1,381 $133,890 $97 the 140 units thus far 4 remain unsold. An
' 4bd/3ba 1,556 $143,990 $93 additional 40 are still expected o be
4bdfsba 1,834 $148,400 381 developed. The majority of buyers are
are Woodiand residents, including buyers
trading up from apartments. All lots over
5,500 sq.ft have a Mello-Roos assessment
of $800, and lofs under 5,500 sq. ft have
an assessment of $600.
3) The Arbors Feb-96 53 23 21 3 3bdi2ba 1,539 $133,000 $87 Sales for these units began in February '86
3bdf2.5ba 2,012 $150,000 $75 and of the first phase, only 2 units remain
4bd/3ba 2,288 $155,630 868 to be sold. The feundations for the next

thitty units have recently been poured, and
these units are also beipg pre-sold. The
units are priced for the first-time home buyer
and have a base price with options for
additional features. Buyers are typically
Woodland residents, with a smali % from
surrounding areas such as Davis or Dixon. .
Developer offers a $4,000 incentive to buyers
that can be used to help in the purchase,
Mello-Roos assessment on each iot.



Table 10: Currently Selling Residential Development

Sales Units at Units Units Abs./ Floor Square Sales Pricef
Project/Location Opened  Buildout Released Sold Month Plans Feet Price SQFT

4) The Woods Jan-95 52 37 37 1.85 3bdi2ba 1,531 $127,990 §84 Sales of these units began in January 1995
in Sycamore Ranch 4bd/2ba 1,731 $149,990 $87  however, slow initial sales resulted in the

4bd/3ba 2.310 $169,990 $74 original models being revamped to the current

Sbdi3ba 3,600 $179,990 $60 models. Sales have recently slowed down
and there has been a couple of months
without a sale. Possible reasons cited
include the pent-up demand for new housing
for Woodland residents has been satisfied by
recent development activity. Most buyers are
Woodiand residents moving up in the market
from property units they have been in for
6-8 yrs. Also, sales traffic being generated
by pecple refocating to Woodland from out of
state, and some traffic from Sacramento.
Mello-Roos assessment on each Iot.

Comments

5} Steeplechase Feb-85 117 60 &0 3 6 different 1758-3100 $160,000- $69. These units are developed as they are
In Sycamore Ranch - floor plans $215,000 $90 purchased. The larger models have the
beginning with fiexibifity to be 5, 6, or 7 bedroom units all
4bd/2ba with 3 baths. Al units come with a three car
garage. The units are at the top of the price
for the Sycamore Ranch area, and as result,
typically attract white coliar, dual income
families. The trend in buyers has been
Woodland residents trading up, but there is ™
concern that market may be drying up.
The lots come with both a Mello-Roos
+  assessment, and a lighting and landscaging
assessment.

6) Woodland West Oct-95 125 125 119 10 3bd/2ba 1.150 $128,500 $112 This project was developed in two phases.
NE Comer of Kentucky 3bd/2ba 1,282 $132,9600 $104 The first phase consisted of 93 units, and the
and CR 98-B 3bd/2ba 1,408 $139,850 $100 second phase is cormnprised of 32 units. The

4bd/3ba 1,885 $158,500 $80 first phase is sold out, and only 2 units plus
the models remain from the second phase.
Buyers are typically Woodland residents, with
about 25% coming from Sacramento.

Source: BAE, 1896.



Table 11: Single Family Home Sales in Woodland 1/96-7/96

Price Range

Total

Less than $100,000
$100,000- $124,899
$125,000-$149,999
$150,000-$174,999
$175,000-$199,909
$200,000-$249,999
$250,000-$299,999
$300,000-$349,659
$350,000 and over

Total

Median

Number

19
93
a1
48
25
11
7
5
1

300

$139,560

Percent

6.3%
31.0%
30.3%
16.0%

8.3%

7%

2.3%

1.7%

0.3%

100.0%

Sources: TRW-Red), BAE, 1996,



Table 12: Selected Currently Renting Multi-Family

Square Monthly Utilities Vacancy
Project/Location # Units Floor Plans Feet Rent Included Rate Open Date comments
1) Weslgate Apartments 128 ibd, 1 ba 612 $545 Water 2% 1991 Amenities inciude a washer and dryer in each unit;
839 W, Lincoln Spit Lvl 1bd, 1ba 720 $575 Garbage alt kitchen appliances including microwave, range,
2bd, 2ba 947 $870 Sewer dishwasher, and full-size refrigerator; on-site
2bd, 2.5ba 1080 $735 storage including garage size spaces {for an additional
3bd, 2ba 1300 $825 rental fee); and 3 pool, 3 spas, agym, and a
4bd, 2ba 1500 $975 clubhouse. Al two bedroom units include garages.
Mix of residents includes about 3% students,
6% elderly, 57% families, and 34% singles. Most
residents work in the Woodland area.
2) Autumn Run 396 2bd, 1 ba 940 $575-585 Water 1% 1986 Amenities include 2 pools, 2 hot tubs, a saunalweight
Corner of Matmor and Gibson- 2bd, 2ba 880 Garbage room, 3 playground lots {tot lots), 7 laundry rooms,
Sewer and each unit cormes with a covered parking space.
Most units are occupied by smali families who work in
Woodiand.
3) Courtside Village 150 tbd, iba 715 $485 Water 1% 1986 Amenitles include 2 pools, a sauna, a jacuzzi,
255 Sonoma 2bd,1ba 8OO $555 Garbage 5 laundry rooms, and covered parking.
2bd Townhomes 1013 $645 Sewer
4} Heritage Oaks 120 1 bd, 1ba 616 8465 Water 2% 1982 Amenities include a pool, a jacuzzi, 2 laundry rooms,
Kentucky and Cottonwood 2bd, 1 ba 792 $545 Garbage and covered parking. Residents are of cross-section
2bd, 2ba 856 $565 Sewer of singles and young families that mostly work in the
Basic Cable Woodland/Davis area.
5} Crossroads Village 192 1 bd, 1ba 600 $470 Water 2% 1986 Amenities include a pool, spa, weight room, basic
555 Matmor 2bd, 1 ba 800 $505 Garbage cabie service, 2 laundry rooms, covered parking, and
2bd, 2ba 800 $525 Sewer on-site security. Residents are a mix of families,
Basic Cable singles, and students from Davis. Approximately

25 to 30 units are rented to students.



Table 12: Selected Currently Renting Muiti-Family

Monthly

Square Utilities Vacancy
Project/Location # Unlits Floor Plans Feet Rent inciuded Rate Open Date comments
§) Courtwood Apartments 112 1bd, 1ba 650 $455 Water 5% ¢. 1966 Amenities include a pool, 2 laundry rooms, covered
Corner of West Court 1.5bdf1ba 870 $515 Garbage parking, and all kitchen appliances. Complex has
and Cottanwood 2bd/2ba 920 $535 Sewer had a waiting list all summer for units and has very
: Basic Cable litte turmover. Residents are split between families
and singles,
7) Monferay Apariments 70 1bd/iba 710 $490  Water 4% 1984  Amenities include a pool, laundry room, covered
280 W. Court St. 2bdftba 750 §$510 Garbage parking, and security patrols. Residents are mostly
2bd/2ba 850 $590 Sewer working couples and singles. Only about 10% of the
: Basic Cable units are rented to families.
8) Westwood Apartments 92 1 bd/tba 651 $460 Water 4% Amenities include a pool, spa, laundry room, covered
260 W. Coud St. "Small" 2bd/1ba 882 $525 Garbage parking, and security patrols. Residents are mostly
"Large" 2bdf1ba 930 $545 Sewer working couples and singies. Only about 3 or 4 of the
: Basic Cable units are rented to families,
9y West Point Apartments i16 Studio 365 $375 Water 2% ¢, 1971 Amenities include a pool, 2 laundry rooms, a small
1bditba 625 $440 Garbage playground area, 3 picnic areas with BBQ's,
2bditba 800 8525  Sewer a basketball hoop/area, and 2 assigned parking

spaces per unit. Broad range of residents including
singles, families and students. Approximately 20%
of the complex is Section 8 housing.

Source: BAE, 1696.



Future Residential Demand

As discussed previously in the Economic and Demographic overvicw scction, Woodland is
projected to grow steadily over the next 20 years (see Table 5). Although Table 5 uses
projections which are slightly updated, these projections are essentially the same as the
April 1995 SACOG projections used by DTA in preparing the Residential Absorption
Analysis for the Woodland General Plan update. For the purposes of this study, the slight
adjustments to the SACOG projections do not warrant revisions to the DTA estimates of
long-term residential absorption in the City of Woodland; however, if the General Plan
Update acts to limit the local population growth rate to 1.7 percent per year, as opposed to
the approximate 2.0 percent annual growth rate forecasted by SACOG, the residential
demand figures discussed below will be reduced commensurately.

In total, DTA estimated demand for approximately 9,000 new housing units in Woodland
between 1994 and 2015. This included a vacancy factor of five percent for new housing
units. BAE would normally assume a lower overall vacancy factor for a stock of
residential units that is cxpected to be primarily single-family homes; however, for
planning purposes, this figure is not excessive. Of this total, DTA estimated that 2,760
new units would be constructed within the existing City limits, and 6,244 new units would
be constructed on land that is now outside the City limits, which would be annexed over
the next 20 years.

Of the 2,760 new residential units expected to absorb within the City of Woodland, DTA
projected that approximately 2,450 would be absorbed within the 1995 to 2600 time frame,
and the remaining 311 would be absorbed between 2001 and 2005. In total, 2,408 of the
units to be absorbed within the City fimits in the next ten years will be developed in the
Southeast Area.

The next step in the demand estimate involved determining the likely distribution of
overall demand among various residential product types. To accomplish this, DTA defined
six different categories of housing types shown in the table below. Then, based on review
of existing conditions, recent trends, interviews with local real estate professionals, and
City policies, DTA projected the following long-term distribution of homes in Woodland’s
overall housing supply:

Residential Category Densily (Gross) Stabilized Distribution
Multifamily 20.0 d.u./acre 35.0 percent
Small Lot 7.5 18.0
Standard Lot 5.5 30.0
Large Lot 4.5 8.0
Estate Lot 3.0 7.0
Rural Residential 0.1-05 2.0

Source: David Taussig Associales, 1995
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Over the 1995 to 2000 time period, DTA projected the following distribution of new home
development within the existing City limits:

Residential Category Density (Gross 19952000 Distribution  Units

: Units/Acre) of Units Built in City
Multifamily 20.0dufacre  25.0 percent 694
Small Lot 7.5 34.0 930
Standard Lot 55 37.0 1032
Large Lot 4.5 1.8 51
Estate Lot 3.0 1.9 53
Rural Residential 0.1-05 0.0 0

Sources: David Taussig Associates, 1955; BAE.
Planned Competitive Supply

The most striking aspect of the inventory residential developments planned for the City of -
Woodland at this time is a lack of new multifamily housing, Although the Southeast Area
is planned to accommodate a total of 668 multifamily housing units, there are no plans at -
this time to begin constructing any multifamily units. Other than this area, DTA identified
the potential for development of only two multifamily residential units in one small
subdivision, and estimated that other vacant R-M zoned land in the City could
accommodate only approximately 24 additional units. In contrast, there are numerous
single family residential developments planned for development (or in the development
stage) in Woodland at this time, primarily located in the Southeast area. As discussed
above, as of 1995, existing zoning would permit development of approximately 2,800
additional residential units within the City of Woodland, of which 2,100 were anticipated
to be single family units. Table 13 provides summary information regarding subdivisions
that are currently in the development process in Woodland at this time. Most of these are
actively selling units at this time.

Summary

At this point in time, with economic growth proceeding, and declining local apartment
vacancies, there may be increasing opportunity for development of multifamily housing in
Woodland. The fact that there is relatively little in the way of multifamily land available
for development within the City of Woodland, with the exception of undeveloped
multifamily land in the Southeast Area, may present a near- as well as long-term
opportunity for the East Street Corridor to capture a significant portion of residential
demand.

As compared to the Southeast Area, the East Street Corridor offers relatively easy access to
downtown shopping, as well as to employment centers in downtown, West Main/West
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Court, and to the northeast industrial areas. Given that most current Woodland apartment
residents work in the Woodland area, this convenience to employment and shopping areas
should be a benefit. With vacancy rates at close to their minimum possible levels in
Woodland’s larger apartment projects, demand should be strong for new apariment units
during the near term. Financial feasibility will likely be a barricr until market rate rent
levels rise; but pent-up demand will build in the meantime, as indicated by the projected
demand for nearly 700 additional multifamily housing units by 2000, and no current plans
to develop multifamily projects within the City.

The predominance of new single family housing units in newly developing parts of the
City may provide opportunities for infill development of parts of the East Strect Corridor
that can take advantage of proximity to established residential neighborhoods, as an
alternative to homes in new subdivisions. Even capture of just two percent of total demand
for the 1995 to 2015 period would translate to almost 200 new housing units. If infill
development is designed to carefully integrate with existing development, the new housing
would gain value from the proximity to well-established neighborhoods, and proximity to
services and shopping located in the central part of the City.
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Table 13: Planned and Proposed Residential Development

Units at Units Units to Floor Square Pricef
Project/Location Buildoyt Sold be Built Plans Feet Sales Price SQFT Comments
1) Faria Subdivision 234 204 30 NA NA $85,000- NA The developer of this project is selfing fofs
SE Corner of CR 88 $125,000 to buyers for custom home building. The
and West Cross Streets {lot only) first four phases totaled 214 lots, and of
those, only 10 remain to be sold, The
fifth phases of the project will be a gated
subdivision of 20 lots, expected to begin
sefling at about $125,000. The project
began selling in 1888 and at peak demand
sales were averaging 1 fot sale per month.
Recently, sales have dropped off to
about 5-6 lots per month.
2} Frommelt Project i4 1 8 3bdf2ba 1,000 $110,000 $110 This project divides 7 existing parcels into
Emerald and Walnut 14 split ot duplexes. The project has been
under development for about a year, and 3
of the duplexes (6 units) have been
developed. Thus far, only one unit has
been sold. The typical ot is about 42x70
or zbout 3,000 sq. #. There are no
assessments associated with the lots.
3) Hunter Glen 160 67 84 3bdfZbalden 1,556 $144,500 $93 See currently selling residential table,
at Sycamore Ranch 3bdf2balden 1,738 $153,600 $88
. 4/bd/2.5ba 2,065 $168,100 $81
4bdf3balden 2,482 $181,500 $73
4) The Grove 180 136 40 3bd/2ba 1,246 $128,850 $104 See currently selling residential table,
at Sycamore Ranch 3bd/2.5ba 1,381 $133,990 %97
. 4bd/3ba 1,556 $143,980 $93
4bd/3ba 1,834 $148,400 $81
5) The Arbors 53 21 30 3bdi2ba 1,531 $133,000 $87 See currently selling residential tabie.
3bd/2.5ba 2,012 $150,000 $75
4bdi3ba 2,288 $155,630 368
£) The Woods 52 7 25 3bd/i2ba 1,531 $127,890 584 See currently seiling residential table,
in Sycamore Ranch 4bdi2ba 1,731 $148,890 $87
4bd/3ba 2,310 $168,890 $74
5bd/3ba 3,000 $179,990 $60



Table 13: Planned and Proposed Residential Development

Units at

Units

Units to

Floor Square Price/
Project/Location Buildout Sold be Built - Plans Feet Sales Price SQFT Comments
117 €0 57 . 6 different 1759-3100 $160,000- $69- See currently selling residential table,
7) Steeplechase floor plans $215,000 $90
in Sycamore Ranch beginning with
4bd/2ba
8) Woodland Village Estates 32 0 32 NA NA NA NA This project involves the subdivision of a
NW Corner of West Kentucky 4.25 acra parcel into 32 lots for single
and CR98-B family development. A Planned Unit
Development/Conditional Use Permit
and tentative subdivision map have been
approved.
) Camray 350 o 350 NA NA NA NA Camvray has approval for the development

of approximately 350 single family units.
These lots will eventually be sold in blocks
for development.

Sources: Gity of Woodland; BAE, 1996.



INDUSTRIAL MARKET OVERVIEW

Existing Conditions

Study Area Conditions. The East Street Corridor is home to a wide variety of industrial
uses, ranging from rice milling, manufacturing, warehousing and distribution, lumber and
ready mix yards, to the Yolo Short Line rail depot at the intersection of Main and East
Streets. Most of the active industrial activities are located north of Main Street. A large
concentration of the City’s industrial space fronts on the east side of East Street, generally
extending north from East Beamer Street to Churchill Downs Avenue, and east to 15 and
SR 113. In this part of the East Street Corridor, the Study Area extends only about one-
half block to the east of East Street, so most of the northeast industrial area is excluded
from the Study Area.

Northeast Area Industrial Conditions. Table 14 contains a listing of selected currently
for sale/lease industrial properties in Woodland. As shown in the table, there are relatively
few vacancies on East Street itself, but in the northeastern quadrant overall, there are a
number of vacancies. These vacant spaces range in size from 2,000 square feet to 72,000
square feet. Asking lease prices range from approximately $0.13 to $0.45 per square foot,
gross, and asking sales prices range from $12 to $36 per square foot. There is also a
significant quantity of industrial land for sale, with the largest parcels located in the East:
Main Street Area, east of Road 102. Asking prices for industrial land are generally
between $1.00 and $3.00 per square foot, and most properties also include bond obligations
that are equal to approximately $0.40 to $0.65 per square foot.

According to industrial real estate brokers, there are not major differences in the
desirability of property in different parts of the industrial area. For some users, the
visibility of East Main Street parcels fronting on 1-5 are desirable, but for others, visibility
is not a concern. Generally speaking, all the areas are conveniently served by exits off of 1-
5 and Highway 113, even if they do not have visibility. Real estate brokers report that the
availability of rail access in some developments is not a high priority for most users.
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Table 14: Selected Currently Leasing Industrial

SPACE TOTAL ASKING
LOCATION DESCRIPTION AVAIL. SPACE RATE TERMS COMMENTS CTHER TENANTS
1G N. East St. office warehouse 3,840 315,000 $0.45 grass 1space of 1800 s1; 1 spaca of 2,040 5.1 T&D Computer, Pest Contrad,
Reslaurant
40N. East{frontbldg.}  office-small warehouse 2480 37,060 $067 gross Naekel R.E.
1243 E. Beamer clean space, small office 2,800 10,400 $0.33 gross
1222 Commerce Ave,  warehouse- ground 72,000 12000 $0.22 gross a number of spaces available, as small as
level and dock-hi 6,600 s.f; bidg. also for sale
doors
210 N. East bidg on 4.5 acres 40,000 40,000 $0.13 qross this buiiding also for sale n.a.
1240 Commerce Ave.  Commerce Park 4,500 $0.35 groE.s
1214 Harter Ave. warehouse building 24,000 36,000 $0.22 gross divisible to 6,000 s.£,, loading dock
1425 E. Beamer Payless 37,800 254,950 $0.49 gross good freeway access and loading doors lo
suit
1580 Case Place 5,232 14,847 $0.97 bvo spaces, 2,616 s.f. each
2050-2070 £. Main smalt industrial uits 2,280 na. $0.35 gross this space recently leased to growing user in
with office space same bldg., but other 2,800 space will be
available soon

Source: BAE, 1998,



Future Industrial Demand

DTA projected future demand for industrial in the same manner as they projected future
demand for office space, in the Non-Residential Absorption Analysis for the Woodland
General Plan update. Generally, this involved projecting future increases in employment
categories that are associated with industrial land uses and them, using standard
employment density factors, converting employment gains into increased demand for
industrial space. Using this methodology, DTA projected total demand for approximately
845 additional acres of industrial development within the 1995-2015 time frame. DTA
found that all of this demand could be accommodated within Woodland’s existing
industrially zoned areas. Over the 1995 to 2000 time frame, DTA estimated industrial
demand at 158 acres, At the assumed 0.40 floor/area ratio used in the DTA analysis, this
translates to approximately 2.8 million square feet of industrial building space.

Planned Competitive Supply

At this time, there are only two planned and proposed industrial projects within the City.
The largest project is a 320,000 square foot warehouse/distribution buildings being
constructed by Buzz Oates Enterprises. This building is located in the northern part of the
industrial area, at Kentucky Avenue and Road 101. The developer reports that half the
space has already been leased, and completion of the building is expected in October. The
smaller project is a 10,000 square foot industrial building at Harter Avenue, north of -
Bluegrass Place. This is also in the northern part of the industrial area, just east of the
study area. The developer indicates that the building will be completed this month, and is
60 percent leased to one tenant who may ultimately lease the remaining space. The
expected lease rate is approximately $0.40 per square foot, gross.
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Table 15: Planned and Proposed Industrial Developments

Developer/Project Name Location

1) Buzz Oates Enterprises Kentucky
and North

CR 101

2) Ochoa Project/Dennis Ochoa Harter
Ave North
of
Bluegrass

PlL

Total Size Sq. Ft. Expected Project
Usage (Sq. Ft) Completed Completion Status Comments
Warehouse 320,000 320,600 Oct-98  Construction is almost Building is a concrete tilt-
complete and half the space up wimetal roof and dock
has been leased o (2) tenant doors. Developer feels
for warehouse use that leasing the other half
of the building will not be
difficult.
Industrial/ 10,000 10,000 Sep-96 - Project was recently Current tenant may
Commercial

completed. Approximately
6,000 sq. ft of space has
been leased to one tenant.

utimately lease the
remaining space, Lease
rates are expected to be

approximately .40 per sq.
ft. )

Sources: City of Woodland; BAE, 1996.



Summary

There is strong near- and long-terim demand for industrial space in Woodland and at the
same time, there is relatively little new industrial space in the pipeline. This indicates good
market potential for new industrial development along the northern part of the East Street
Corridor. Woodland is attracting increased attention within the regional warehousing and
distribution market due to its good freeway access and affordable space. High profile
projects, such as the Target distribution center, Mazda motor company distribution center,
and the Walgreen’s distribution center are examples of region-serving developments that
have chosen to locate in Woodiand. The attraction of large users is not likely to have a
significant effect on land use patterns within the East Street Corridor, however. There are
relatively few vacant industrial properties on the corridor itself, and of those, most are
relatively small. There may be opportunities for redevelopment of some underutilized
properties, but with current industrial land values ranging from $1.00 to $3.00 per square
foot, there is likely relatively little incentive to redevelop properties that have any
remaining economic usefulness.

A better niche for industrial development in the East Street Corridor would be to
concentrate on opportunities to provide spaces for smaller users. As discussed above, there
appears to be relatively little supply for small to mid-sized users, in the range of 10,000
square feet. While there are numerous spaces available for large users as well as numerous
--spaces-of 5,000 square feet- or less; there are -relatively few- spaces in-the-size range of
approximaftely 10,000 square feet and it is likely that this is a portion of the market that is
under-served. Several industrial leasing agents concur with this observation. At the same
time, brokers indicate that they expect large developers to concentrate on serving larger
users. As existing tenants in the relatively small spaces grow, there may be increasing
demand for mid-sized spaces for these firms to grow into. Targeting these mid-sized users
may be a good development strategy for the Fast Street Corridor, as well as a good overall
business retention and expansion strategy for the City overall.

The East Street frontage can be a very attractive location for users who require industrial
zoning, but also desire a certain amount of street visibility. The warehouse/office spaces at
40 N. East Street are a good example of this type of development, as is the development at
10 N. East Street. There are a number of local-serving businesses located in these
buildings that benefit from the exposure to their customers afforded by drive by traffic on
East Street. There is a wide variety of local-serving service-commercial businesses that
could also benefit from the combination of good traffic exposure and more permissive land
use policies that would be acceptable in this area. Examples include auto repair uses,
sales/service businesses, printers, and others who would like to have. an administrative or
sales office visible to the public, with warehouse/shop space and loading docks in the back.
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CONCLUSIONS

Overall, the East Street Corridor is well positioned to serve a varicty of different land uses.
With relatively steady population growth and strong employment growth forccasted for
Woodland over the near and long-term, there will be considerable citywide real estate
market demand to support efforts to revitalize the East Street Corridor. While a strength of
the East Street Corridor is that it accommodates a diversity of different types of uses, a
challenge that comes with this is to arrange these uses so that they are not in conflict with
each other. To bring in new users, there will be a need to identily sites where they can be
placed next to compatible uses. Due to a lack of large, vacant sitcs on the corridor,
provision of adequate sites may require relocating some cxisting uscs, and suggests that the
City’s assistance in assembling sites could be a significant benefit to future development.

Any action to reduce train traffic along the East Street Corridor, such as relocating the rail
car switching functions that presently occur alongside the middle portion of the corridor,
would improve. the corridor’s marketability. Principal benefits would include reducing
noise from train movements and reducing traffic delays caused by trains blocking streets
that intersect with East Street. Relocation of the Yolo Short Line rail terminus to a point
further east of the East and Main Streets intersection would also add significant value to
property near the northeast corner of that intersection. As long as regular train traffic is
necessary along the corridor, sites next to the SP and Yolo Short Line rail lines will be
unsuitable for many uses, especially retail uses. Challenges to bringing development to
these sites will include identifying tenants that are not adversely affected by the proximity
to train traffic, and developing site plans that provide for adequate visibility and access
without interfering with the rail operations. The commercial project under discussion for
the southwest corner of Gibson Road and East Street, which could include automotive
services and a mini-storage facility, provides examples of such uses.

Over the long-term, the ability lo capitalize on market opportunitics will depend on the
ability of all East Street stakeholders to agrec on the desired physical form and economic
activities for the corridor, and cooperate to implement the actions necessary to create the
desired changes. The East Street Corridor Specific Plan will serve as a tool to develop the
consensus regarding the goals for the future of the Corridor, and provide a plan to reach the
goals. Comprehensive planning for the corridor will help to resolve land use conflicts that
currently exist in the corridor, and provide a rational approach to accommodating new uses

in the area,

Retail

The East Street Corridor is well situated within the City to serve as a location for
commuiity-serving retail uses because of its accessibility to both existing neighborhoods

and to planned new housing areas. At this time, it appears that with most community-
serving retail currently concentrated on the west side of the City, and based on a review of
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the developments that are currently in the planning stages, the east side may eventually be
under-served for key goods such as drugs and grocery. This will depend to a large extent
on the resolution of the General Plan Update in favor of continuing development in the
Southeast Area. It appears that planned and proposed retail developments will concentrate
primarily on standard shopping center types of refail activities, which may leave
opportunities for the East Street Corridor to accommodate growth in demand for service
commercial uses, Other potential opportunities for the Corridor include family
recreation/entertainment uses targeted to the local population as well as residents of
surrounding areas.

To achieve the most benefit for East Street revitalization efforts, the ideal location for any
_ new commercial development intended to complement the existing County Fair Mall
would be the County fairgrounds site. This could include a range of community or region-
serving retail uses or entertainment/recreation uses. Ultimately, the possibility of doing
this will depend on whether other competing sites in the City capture the demand for these
types of uses, and whether future residential development patterns will favor a site at the
south end of East Street. Redevelopment of the fairgrounds property would be a
substantial undertaking, considering the different parties that would have to work in
concert to accomplish this type of development. Given costs to relocate the fairgrounds,
this undertaking will become more attractive if commercial land values rise. This would
provide greater funds from the sale of the fairgrounds property to pay for expenses to
relocate the fairgrounds to another location. Nevertheless, over the long term, the benefits
of.such a project could be significant from a revitalization standpoint, bringing more
shoppers not only to the East Street Corridor, but also to existing Mall stores. If
commercial uses were developed on this site with surrounding residential uses, this would
have a dramatic effect on the East Street Corridor, by attracting new shoppers from other
parts of the City, and at the same time bringing new residents into the immediate area,

Other sites along the corridor, from the northern edge of the fairgrounds property to
approximately Beamer street would be appropriate for various types of service commercial
uses and/or commercial recreation uses. While these are the types of uses that may find
the East Street most acceptable in its current state due to their preference for areas with low
land costs, it will be important to encourage investment in these types of uses in areas that
are not desired for more intensive residential, office, or retail uses.

Office

The East Street Corridor may have strong office development potential in the mid- to long-
term, subject to the ability to provide sites that will benefit from compatible surrounding
land uses. Benefits of the East Street Corridor include proximity to downtown, central
location within the City, and good access to developing areas and freeways, Generally,
standard office uses should be targeted for the portion of East Street from Court Street to
the south. Mixed office/industrial buildings, including buildings suitable for ag-related
research activities, would be appropriate north of Court Street. Relatively small buildings
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to house local serving office users are most likely for the East Street Corridor; however,
the possibility of attracting region-serving users, such as Blue Shield, should not be
overlooked. For these types of uscrs, providing sites of sufficient size will be a key
challenge and the best near-terin opportunity will probably be just outside the Study Area,
near the Blue Shield building,.

Residential

Multifamily housing presents a significant market opportunity for the East Strect Corridor
in the near- and long-term; however, with strong single family housing demand also
projected, there should be opportunities to develop single family housing in selected infill
locations, serving as extensions to existing established neighborhoods. Housing built in
the East Street Corridor would also benefit from proximity to shopping and services in the
downtown area as well as convenient access to concentrations of local employment in
downtown, the northeast area, and outside the community via nearby entrances to I-5 and
Highway 113. New single-family housing will be appropriate in select locations where
infill housing can integrate with existing neighborhoods that back to thc East Strect
Corridor. Multifamily housing would be appropriate on sites from Court strect to the
south; subject to the ability to locate next to compatible land uses. Over the long term,
relocation of the fairgrounds and redevelopment of the eastern portions of that site would
provide a good location for single family and/or multifamily housing in addition to
commercial development along East Street and opposite the County Fair Mall.

Industrial

The north end of the corridor offers the opportunity for additional industrial development
to complement the uses already present in the northeast area. Small vacant parcels located
in the northern part of the corridor may be ideally suited for development of service-
commercial uses that involve a combination of industrial activities as well as some aspect
of sales/service or office functions. These types of users would provide a good transition
from the East Street frontage to more strictly industrial uses to the east. By concentrating
on serving relatively small users, the need to assemble large sites is reduced. This is a key
consideration for the short term, because the low land values for industrial land most likely
will not support the cost of clearing sites with existing development. There should be
opportunities for the north end of the Corridor to capture demand for smaller infill
industrial projects in both the short- and long-term, based on the large industrial land
demand projected for the 1995 to 2015 period and the relative lack of planned and
proposed industrial development, particularly small-sized industrial buildings.
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D. PROTOTYPICAL DEVELOPMENTS

D.1. INTRODUCTION

The purpose of these prototype financial analyses for the East Street Corridor is to conduct
a preliminary assessment of the physical and financial feasibility of undertaking various
types of development projects in the Corridor, acknowledging some of the unique
challenges that development in this corridor will face, due to the constraints posed by the
existing land use patterns. The financial analyses for the three development prototypes
are each structured differently, as explained below.

This analysis includes study of several different prototypes for development projects in
the East Street Corridor. These prototypes are analyzed in the context of three different
sites within the Specific Plan Area, for illustrative purposes only.

D.2. ARMFIELD DisTRICT "YOLO STATION"

D.2.A. Location

This area centers on Armfield Street, and extending from East Street to E Street. The site
includes extends one block south of Armfield Street, to East Main Street, including the
south side of East Main, and one block north of Armfield Street.

Existing development in the southern portion of the site includes the building housing 7-
. Eleven and Chief Auto Parts, at the northeast corner of East and East Main. The terminus
for the Yolo Shortline Railroad and associated facilities and rail tracks lies to the east and
occupies the remainder of the southern portion of the site. In the northern portion of the,
site, existing development includes approximately 12 dwelling units, a used car lot, an
auto repair shop, an equipment rental center, and miscellaneous outbuildings.

D.2.B. Physical Characteristics

Main Street, east of East Street, has a large volume of traffic and railroad tracks on one
side which reduces the potential for a simple extension of the storefront character of the
downtown portion of Main Street.

The prototype project for the Armfield Area is a mixed-use, public private development
involving creation of a public plaza and East Street Corridor entrance gateway, relocation
.of the historic SP rail depot to the site, and development of various retail, dining, office,
and residential uses along a revitalized Armfield Street. The purpose of this development
scheme is to focus public and private investments to recreate this intersection as a major
community focal point, not only within the East Street Corridor, but also for the City of
Woodland overall. This project would be the cornerstone of the East Street Corridor
Specific Plan revitalization process, and would also serve as an eastern gateway to
downtown Woodland.




{Appendix D - Prototypical Development

The overall project would have three distinct components including a public landscaping
project on the south side of East Main Street, a public plaza and retail/restaurant
development between East Main Street and Armfield Street, and a series of mixed-use
building located along the north side of Armfield Street.

Armfield Street will be the heart of the district and the primary access point for the busi-

nesses and residences located along it. Tt will have a primarily pedestrian ambience with

slow vehicle movements and diagonal street parking provided as the primary parking for
the district. ‘

Main Street will be treated as primarily a visual gateway. Trees providing strong visual
formality and a buffer for the courtyards between the railroad tracks and Armfield Street.

The gateway will be composed of the rows of trees, as well as.three vertical objects, one of
which would be a two-story restaurant and the other two would be monuments without
income generating functions at the east end of the Armfield District.

The project can be thought of in three phases:

1. The gateway or entry public improvements, including the trees and monument type
forms on the east end. This phase might also include relocation of the raitroad depot.

2. The development of a series of art buildings with strong place making colonnades on
the north and south faces. The intent is that these buildings would be constructed at
the same time and be occupied by national and local restaurants and other destination
oriented retail uses. This phase would be developed at one time by the private sector.

Tn addition, this phase would include all of the frontage improvements for Armfield
Street, and the realinement of the street right of way to the south to accommodate
planter strips and parking.

3. North of Armfield Street infill and redevelopment activities would occur, on a piece by
~ piece basis through private development, as the market demands additional space. It is
expected that the Phase IT destination retail component would catalyze Phase III. '

D.2.C. Development Program

In total, this project area would include approximately 3.6 acres of public landscaping/
plaza areas, approximately 97,200 square feet of retail space, 60,950 square feet of office
space, and approximately 92 multifamily residential units. The site plan and the
visualizations indicated the replacement of the 7-Eleven/ Chief Auto Parts buildings, but
the economic analysis shows them being left in place, assuming that their redevelopment
and/or replacement would be a long-term project while the redevelopment of the
remainder of the project may occur in the short- to mid-term.
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Appendix D - Prototypical Development

Figure D.2
Aerial View to the Northeast with East and Main Streets Intersection in the

Freréuml of the "Yolo Station" Prototypical Development




Figure D.4
View to the West along Main Street with Gateway Monuments in the
Foreground

Figure D.5 - .
View Toward the Train Station through a Courtyard from Armficld Street
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Figure D.6
. View to the Northeast from the East Street and Main Street Intersection
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Figure D.7
View to the East on Armfield Street
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D.3. MosiLe HoME PARK RENOVATION

D.3.A. Location 4b

This site, located at 609-721 East Street includes two existing mobile home parks, the 1l
Woodland Mobile Home Park, and the Dana Mobile Home Park. The same individual
owns both of the parks. In addition, the property also includes a third parcel that is under
separate ownership, at 721 East Street, which currently contains a bar and grill. In .
addition to approximately 56 mobile home or travel trailer units, the Woodland Mobile
Home Park also includes a small house. The Dana Mobile Home Park includes
approximately 89 units, plus a motel containing 43 units, a restaurant and a market,
Combined, the three properties occupy approximately 12 acres.

D.3.B. Physical Characteristics

This project involves formation of a resident cooperative to purchase and rehabilitate the
two existing mobile home park properties. Ultimately, this would involve removing all
the non-mobilehome park-related uses from the site, including the store, the motel, the
restaurant, and the bar and grill. The mobile home park properties would be entirely
rebuilt, ultimately providing 158 mobile home spaces within a single development that i
would be owned and managed by a resident cooperative, that would include current
residents of the two parks, plus, potentially, existing residents of a third East Street
Corridor park called Bell’s Trailer Court, which is located at 1224 East Gum Street. T

The phasing of the project would involve: Rk
1. Removal of the commercial uses currently fronting on East Street.

2. The construction of new facilities and the placement of new mobile homes within this
vacated land area. il

3. The replacement of mobile homes in the balance of two parks.

The plan is shown with single wide two-bedroom units. If larger double-wide units are
deemed appropriate when the specific renovation plans are implemented, they can be
accommodated by substituting two lots for three, providing 45 foot wide lots for double-
wide units.

The plan provides a distribution of open space recreation and community gathering
spaces throughout the park. The primary neighborhood park faces on East Street to L
provide a buffer for individual homes, but also to provide an interface between the mobile
home park and the balance of the community.

There are two different street types. One street type on either side of the neighborhood
park off of East Street is intended to be the primary access points to the park and thus
L. incur a higher volume of traffic. These streets have been provided with sidewalks and
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Figure D.9

Mobil Home Park Primary Street Frontage (Typical)
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parallel parking as buffers for the pedestrian environment. All other streets are
contemplated to not allow parking in the street and not have sidewalks. These streets
would accommodate vehicles traveling at 5 to 8 mile per hour.

D.4. General CoOMMERCIAL PROTOTYPE

D.4.A. Location

The project site is located at the northeast corner East Street and Lemen Avenue. This site
is approximately 2.4 acres in size, and currently includes a public truck scales and a

welding shop.
D.4.B. Physical Characteristics

The commercial prototype.is intended to demonstrate a relatively standard commercial
business project that varies from the norm in two ways:

1. The inclusion of a variety of pedestrian oriented courtyards and spaces to personalize
the project and enhance security.

2. The reliance upon a lower quantity of parking and the placement and reliance upon
parallel street parking.

This prototype examines the development of this site as a location primarily targeted for
professional offices, but also offering a small amount of retail space. For this site, two
different prototype alternatives are analyzed, one involving development that achieves a
Floor Area Ratio (FAR) of 0.55, which requires construction of some two-story buildings,
and a second alternative involving development of the site to a 0.39 FAR, which requires
construction of one-story buildings only.

Development Program, Alternative 1. Under the high density alternative, the site would
accommodate a total of 52,000 square feet of office space, and approximately 5,000 square
feet of retail space.

Development Program, Alternative 2. Under the low density alternative, the site would
accommodate a total of 35,150 square feet of office space, and approximately 5,000 square
feet of retail space.

D.5. GENERAL ASSUMPTIONS

Following are brief explanations of general assumptions that apply throughout the
Armfield and Lemen development prototype financial feasibility analyses. There are
additional specific assumptions that are explained as part the text accompanying the
financial analyses for individual development components.




D.5.A. Lease Rates

For the purposes of this analysis, assumed lease rates are as follows:

Retail $1.00 per square foot triple net.
Office $1.15 per square foot triple net.
Residential $0.70 per square foot.
Restaurant varies

These lease rates are based on leasing information for properties in the City of Woodland,
collected as part of the East Street Corridor Market Overview Study. The assumed lease
rates place the completed prototype projects near the top of the market for Woodland, due
to the new construction, central location, and overall project quality in comparison to other
existing properties. Suitable comparable lease rate information for local restaurant spaces
was not available; however, for illustrative purposes, certain portions of this analysis
assume that the lease rate for restaurant buildings would be $1.50 per square foot.

Figure D.11
General Commnercial Prototype Site Plan
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D.5.B. Vacancy Rates

-

This analysis assumes vacancy rates of ten percent for retail and office space, and five
percent for residential space. The lower vacancy rate for residential space is due to the
vacancy rates experienced in local multifamily housing projects at this time, which are
extremely low relative to historic vacancy rates.

D.5.C. Capitalization Rates

This analysis assumes that capitalization rates for commercial space are approximately 10
percent, and capitalization rates for residential space are approximately 9.5 percent. The
lower capitalization rate for residential space (which results in greater computed value) is
due to the low vacancy rates that prevail at this time, in addition to the upside potential for
rent increases as increases in supply continue to lag increases in demand until rental rates
rise to levels sufficient to support new construction. These capitalization rates are based
on conversations and information from various real estate professionals.

D.5.D. Marketing/Lease Up Costs

This analysis estimates marketing and lease-up costs based on the commissions paid to
commercial leasing agents. Costs for retail and office space are assumed to be equal to six
percent of the gross lease amount, over a five-year term. Costs for apartment units are
assumed to be equal to seven percent of the gross lease amount, over a one-year term.
This figure will also include some property management services.

D.5.E. Construction Financing Costs

Construction financing costs are based on an assumed loan to cost ratio of 75 percent,
annual interest of 10.25 percent, and an average outstanding loan balance of 55 percent
over a 12-month construction and lease-up period. Loan fees are assumed to be equal to
two percent of loan amount.

D.5.F. Permits and Impact Fees

Permit and impact fee costs have been calculated based on the fee schedules published by
the City of Woodland and Yolo County. An impact fee credit is assumed for new
development that would replace existing development. The credit is calculated by
subtracting the impact fee costs that would be associated with the existing development if
it were developed at this time from the total impact fees that would normally be charged
to the proposed development. :

D.5.G. Professional Fees and Contingencies

Professional fees and contingencies are set at 15 percent of the total hard construction costs.




D.5.H. Property Tax During Construction

Property during the course of construction are estimated at 55 percent of finished
property value time an assumed property tax rate of 1.15 percent, over the 12-month
construction period.

D.5.1. Developer Profit Requirements

This analysis targets a 15 percent developer profit margin in order to achieve project
feasibility. The actual required profit margins for projects can vary significantly
depending on the circumstances under which investment decisions are made.

D.5.). Project Sales Costs

This analysis assumes a sales cost to the property owner of approximately three percent of
project value. This cost is subtracted from the estimated project value to determine net
sales proceeds. Net sales proceeds minus total development costs equal the developer’s
profit.

D.5.K. Hazardous Materials/Toxics

This analysis has not included assessment of the potential costs for clean-up and removal
of hazardous/toxic materials. To the extent that hazardous materials are present at any of
the sites analyzed for these conceptual development prototypes, the land values would be
reduced commensurate the costs for required remediation.

D.6. FINANCIAL ANALYSES

D.6.A. Armfield Phase 1 Analysis

The Armfield project prototype actually involves two different types of financial analysis.
For the area between East Main and Armfield, a series of pro-formas calculating the
projected financial returns from site development have been prepared, illustrating the
potential financial feasibility of development in this area, subject to a number of fixed
assumptions regarding costs for project development, including land acquisition, site
clearance and construction costs, and the potential project income. This area is referred to
in this analysis as Phase 1.

D.6.A.1. Key Variables

Key variables for this analysis include property acquisition costs, site improvement costs,
and building construction costs. :

' provement Costs. As listed in Table 1, the costs to acquire
the property for the Phase 1 development are estimated as follows. The Yolo Short Line

Railroad currently owns the Phase 1 property. The railroad has indicated that it would be
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willing to relocate the rail functions from the site if suitable facilities were provided
elsewhere. For this analysis, it is assumed that the City or a private developer would trade
property with the required replacement facilities for the portion of the Armfield site
currently occupied by the rail operations. Based on a study prepared for the City in 1994,
it is estimated that the total cost to develop replacement facilities in another suitable
location would be approximately $510,000. Additional costs to acquire the replacement
site are estimated at approximately $210,000 (assuming purchase of 2.4 acres of industrial
land at outside the study area $2.00 per square foot). For the remaining portion of the
Phase 1 site, it is assumed that the property would be purchased outright from the
railroad, at a price equal to approximately $4.00 per square foot.

This figure is an estimate based on conversations with Redevelopment agency staff,
findings from the east Street corridor Market Overview study, and findings from analysis
conducted for other development prototypes.

Next, it is assumed that various site improvements would be made, such as removing
unnecessary improvements that currently exist on the site, installation of landscaping and
hardscaping throughout the site, relocating the SP train depot to the site and placing it on
a permanent foundation’, and constructing curbs, gutters, and sidewalks on the south side
of Armfield Street. In total, these costs are estimated drive the total site acquisition and
improvement costs to approximately $2.6 million. This amounts to an average of $10.08
per square foot. Of the total site area, it is estimated that the commercial buildings would
require approximately three acres, if developed at a 0.25 floor area ratio. Based on this,
approximately $1.3 million of the total site acquisition and improvement costs would be
allocated to the commercial development planned for the site, while the remaining $1.3
million in costs would be allocated to the public use of the property. These costs are
assumed to be born by the public, rather than by the purchasers of property for
commercial development.

In addition to these public costs, if the landscaping and gateway treatment envisioned in
the Armfield prototype concept is developed on the south side of East Main Street, the
additional improvement costs would total approximately $105,000, not including costs for
architectural and engineering fees, contingencies, land acquisition and demolition.

uction Costs. Retail and restaurant construction costs are based on data
contained in the R.S. Means Company’s Square Foot Costs cost estimating manual,
adjusted for building type, size, and configuration. No site improvement costs are called
out in the pro-formas, as the estimated site improvement costs have been included in the
land acquisition cost.

Building construction costs for the Phase 1 buildings range from $61 to $63 per square foot
for retail space, and $93 to $105 for restaurant buildings. An approximately $5.00 per
square foot addition is added the basic construction costs to allow extra expenses
associated with the curved building forms. The cost range for retail buildings is due to
differences in size, with larger building spaces being slightly less expensive on a per
square foot basis. The range in costs for restaurant spaces is also due to the difference in




size, but also due to the fact that the conceptual plan calls for Building 1 to be constructed
as a two-story structure. Generally, restaurant spaces cost considerably more to construct
than typical retail spaces due to the more expensive HVAC systems required to support +-
kitchen operations and the specialized features that should be built into the basic building
shell to accommodate restaurant use, including additional plumbing fixtures.

D.6.A.2. Financial Feasibility

This section summarizes the development feasibility for each of several buildings
included in the Phase 1 analysis. Based on the general and specific assumptions stated
above, each analysis begins with the $10.08 per square foot land and site improvement
cost for this portion of the Armfield site.

Building 1 (Two-Story Restaurant Building). For this building, the overall estimate
development costs are over $180 per square foot. Because no suitable data was available
regarding lease rates for comparable facilities, it was not practical to calculate
development feasibility for this building; however, for illustrative purposes, Table 2 shows
that with an assumed rent of $1.50 per square foot (NNN) this project would generate a 1t
net loss of approximately $180,000, or approximately 16 percent of development costs.

Due to the specialized nature of this particular building (round, two-story, restaurant
building) it is most likely that such a development would involve sale of the property to a
owner-occupant, or to a developer who would construct the building on a build-to-suit 4~
basis for a credit-worthy tenant interested in a long-term lease. In this case, a $10.08 per '
square foot land purchase cost would be comparable to the $10 per square foot asking
- price that was quoted for a ¥ acre site located at Court and 3 Streets in downtown
Woodland during the time research was conducted for the East Street Corridor Market
Overview study. Assuming that the Armfield area was built out according to the -+
conceptual plan including the extensive public amenities, which would result in an
overall high quality destination location and complementing land uses, this land price
would possibly be supportable in the long-run, considering that the $10.08 land cost
includes substantial site improvement costs. -

- il). For this building, total development costs are
approximately $125 per square foot, as shown in Table 3. Based on current income and
expense projections, sale of the completed project would result in a net loss of
approximately $227,000 dollars, or 19 percent of project costs, indicating a need to either
reduce project costs, or increase project revenues. -

= want). Total development costs for this building are
estimated at $165 per square foot. The estimated value of this building is approximately
$157 per square foot, based on an assumed per square foot restaurant rent of $1.50 (NNN).
- After accounting for sales cost, net proceeds to the developer are negative $106,000. These -t
calculations are shown in Table 4. Again, this analysis suggests that the project is not
feasible under current economic conditions.
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T Table 1: Armtield Phase |, Site Acquisition and Improvement Costs
ASSUMPTIONS
Total Site Area (YSLR Property Onty) 6.0acres
min Land Required for Rail Facility Relocation (2.4 ac}) © $200pers.tf.
Acquistion of Rerainder of YSLR Armfield Property $4.00pers.f.
Not !nvolved in Relocation Swap (3.6 ac)
el Site Allocation
Total Planned Commerciai Building Space 32,400s.1.
Typical Retail Floor Area Ratio 0.25
b Site Dedicated to Commercial Uses 2.98acres
Hardscaped Public Plaza Areas 0.62acres
Rail ROW, etc. 2.40acres
- Hard Costs
Track removal {2,400 TF) $8.00 per track foot
Removal of other rail-related improvements $4,500lump sum
AL Construction of new YSLR track in alt. loc, (3,400 TF) $110per track foot
Const. of related improvements at new YSLR site $135,000iump sum
Soft Costs
A Professional Fees, Conlingency, Marketing 15.0% hard cosls
Financing Assumptions
AL Loan to Coslt Ratio 75.0%
interest Rate 10.25%
Avg Outstanding Batance 55.0%
Construction Loan Fees 2.0%
- Construction Period (Months) 12
TOTAL ESTIMATED COSTS
it Development Costs
Rall Facility Relocation Land Cost {2.4 ac.) $208,088
. Remainder of YSLR Armfield Property Land Cost $627,264
g Track Removal (2,400 TF) $19,200
Removal of other Iimprovements . $4,500
Construction of new track in alt. loc. (3,400 TF) $374,000
Const. of related improvements at new YSLR site $135,000
T Public area street improvemants/parking/landscaping £797,780
Soft costs $325,025
Financing interest $105,358
-4 Financing fees $37.378
Total Site Acquisition and Improvement Costs $2,634,594
Average Cost Per Sq. FL. Site Area $10.08
T Total Allocated to Commercial Uses $1,206,410
Total Allocated to Public Uses $1,328,184
-l Sources: Rail Technology Inc, 1984; R.S. Means Company, BAE.




Table 2. Armfleid Phase 1 Pro-Forma Analysis, Bullding 1

ASSUMPTIONS -

Development Program Restaurant Total

Building Square Feel 6,400 6,400

Fioor Area Ralio 0.25

Site Size (acres) 0.59 ar
Revenues

Monthly Rent (per sq. R, NNN) $1.50

Net Leasable Area 6,400 5400 -
Vacancy (% gross revenues) 10.0%

Oparating Expenses (% gross scheduled rent) 0%

Land Cost (per s.1.) $1008 e
Hard Costs

Shelt Construction $105

Sile Prep and Landscaping n.a. n.a, (a) i
Soft Costs

Permis and Fees (per sq, ) $5.77
Marketing/Lease-Up 6.0% {b) |
Professional Fees, Conlingency 15% (c) T
Annual Proparty Tax Rale (applied lo 55 percenl of project value, x 12 months) 1150

Flnancing Assumptions

L.oan lo Cost Rallo 75.0% -t
Interest Rale 10.25%

Avg Ouistanding Balance 55.0%

Points 2.0%

Consltruction Period (Months) 12 11
Commercia! Cepilalization Rale 16.0%

FINANCIAL FEASIBILITY

Retall Value Calculations Restaurant . Total

Gross Scheduled Rent $115200 $115200

less Vacancy ($11,520) $11,520)

Effeclive Gross Income $103,680 $103,680 A1
less Operaling Expenses _ A$3456)  ($3,456)

Ne! Operating income $100.224 $100,224

Capltalized Value $1,002,240 $1,002.240

Development Costs T
Land n.a. $258,056

Hard Cosls

Building Sheil $672,000 $672,000

Sie Prep and Landseaping ' ) $0 e
Professional Feas/Conlingency $100.,800
Markeling/t.ease-Up Costs $31,104 $31,104

Parmils and Impact Fees $36,928

Financing nleres! $35,561 L.
Conslruclion Financing Fees $12,612

Properly Taxes $6,239
Totat Development Costs $1,163,391

Total Development Costs/s.l. s$180.22 NN
Rezidual Value
Value of Project $1,002,240

Lass Satles/iMarketing Cost (3.0 percent) ($30,067)

Less Total Devalopment Cosls ($1,153,391) 17
Deveiopment Profit {$181,219)
Margin -15.7%

Required Equily $322,686 -
Froft As Pct. Of Equily -56.1%
Note:
{a) Land price represents cosl for fufly improved pad. e

(b) Percent of gross lease amoun! (assumes 5-yeatr lerm for commercial, 1 year for resitenlial),
{o) Perceni of bullding and sile work costs,

Sources: R.S. Means Company; BAE. o L
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Y

Building 4 (Depot Building). Financial analysis has not been calculated for the depot
building, due to the assumption that the facility would be a part of the public amenities
4 located on the site, and would be cared for and operated by a non-profit organization.

Building 5 (Single-Story Retail Building). This analysis estimates a total development cost
for this building equal to approximately $128 per square foot. The estimated value of the
building based on current income and expense projections is approximately $104 per

4k square foot, generating a developer loss of approximately $215,000 on the project, or
approximately 21 percent of development costs, as shown at the bottom of Table 5.

Building.6.(7-Eleven/Chief Auto Parts Building). This analysis assumes that the 7-
Eleven/Chief Auto Parts building would remain in its current location. It is likely that
4 some reworking of the conceptual site plan would be necessary to accommodate this
remaining use; however, given the difficulty of identifying economically viable
development projects for the portions of the project site that are currently more or less
vacant, it is clear that the project economics would not support the redevelopment of the
Building 6 site at any time in the near future.

D.6.A.3. Additional Requirements for Financial Feasibility

The upper part of Table 6 contains a summary of the initial feasibility results for the Phase
1 pro-forma analyses, plus estimates of the land values or rent levels that would be

4+ required in order to achieve the 15 percent profit hurdle. It is estimated that retail and
restaurant developments in Phase 1 could support land values of approximately negative
$1.97 to positive $5.29 per square foot. To subsidize the land costs for all new commercial
development in Phase 1 to these levels would require additional public investment of
approximately $980,000. This would be in addition to the $1.3 million in public

4 investment that would be necessary to finance the public portions of the Armfield
development project.

An alternative to providing public subsidies would be to increase the density of new

commercial development on the Armfield site. This would serve to spread the site

+- acquisition costs over a greater base of commercial development, and at the same time

reduce the are dedicated to public improvements, thus reducing costs for public

improvements. In the extreme case, if the Phase 1 Armfield site were given over entirely
to commercial uses, and all of the public investments were eliminated, the estimated site
acquisition and improvement costs would be approximately $6.50 per square foot.

-+ Additional public subsidy would still likely be required to support most new retail
development at current rent levels; however the total subsidy for the Phase 1 area would
be reduced to a more manageable figure of approximately $520,000. It would be necessary
to weigh the benefits of this type of cost savings against the less tangible benefits that

_ greater public amenities at the site would create. .

Alternatively, if the land costs are frozen at the $10.08 level and other assumptions remain
the same, the required rents necessary to achieve the 15 percent profit level would range form
$1.70t0 $2.07 for the restaurant buildingsto $1.30 to $1.33 for retail buildings. This suggests

. .




Table 3: Armfleld Phase 1 Pro-Forma Analysis, Building 2

ASSUMPTIONS
Development Program Retall Total
Building Square Feel 9,600 9,600
Flaor Area Ratlo . 0.25
Site Size (acres) i 0.88 B o
Revenues
Monthly Rent {per sq. ft., NNN) $1.00
Nat Leasable Area 9,600 . 9,600 S0
Vacancy (% gross revenues) 10.0%
Operating Expenses (% gross scheduled rent) 3.0%
Land Cost (per s.t.) $10.08 RN
Hard Costs
Shell Construction $61
SHe Prep and Landscaping n.a. n.a. {a)
Soft Costs
Permils and Fees {per sq. .} $5.98
Markeling/Lesse-Up 6.0% (b)
Professional Fess, Contingency 15% (¢) o
Annual Properly Tax Rate (applied to 55 percent of project value, x 12 months) 1.15%
Firancing Assumptions
Loan o Cost Ratio 75.0% A
Interast Rate 10.25% ‘
Avg Quistanding Balance 55.0%
Points 2.0%
Construction Parlod (Monlhs) 12
Commercial Capitalization Rate 10.0% T
FINANCIAL FEASIBILITY
Retall Value Calculations Retaii Total T
Gross Scheduled Rent $115,200 $115,200
loss Vacancy - . ($11,520} ($11,520)
Effective Gross lncome $103,680 $103,680
less Operaling Expenses ($3.456) {$3.456) -+
Net Operaling Income . . $100.224 S . %100,224 :
Capltalized Value . $1,002,240 $1,002,240
DLevelopmant Costs e
Land n.a. $387,084
Hard Costs
Bullding Shell $583,908 $583,908
Site Prep and Landscaping - %0 N
Professional Fees/Conlingency $87,566
Marketing/Lease-Up Cosls $31,104 $31,104
Parmils and lmpact Fees $57,454
Financing intorest $32,136
Conslruction Financing Fees $11,401 BN
Properly Taxes $6,339
Total Development Costs $1,197,012
Tolal Dovelopment Cosls/s.t. $124.69
Residual Value
Valite of Projec! 31,002,240
Less SalesMarketing Cosl (3.0 percent (330,067
Less Total Davelopment Costs $1.197. 01 i
Development Profit {$224,839)
Margin ~18.8%
Required Equily $330,321 in
Profit As Pct, Of Equity -68.1%

Notes:

{a) Land price represenis cost for fully improved pad.

{b) Pergent of gross lease amoun! (assumes 5-year lerm for commercial, 1 year for residential).
() Percant of building and sile work costs.

Sources: R.3. Means Company; BAE.
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TIT  Tabled: Armfleld Phase 1 Pro-Forma Analysis, Bullding 3
ASSUMPTIONS
N Development Program Restaurant Office
Building Square Feet : 8,200 8200
Floor Area Ratio 0.25
Sile Size (acres) 0.75
Revenues
Monthly Rent (per sq. ft., NNN) $1.50
Net Leasable Area 8,200 8200
N Vacancy (% gross revenues) . 100%
Operating Expenses (% gross scheduled rent) %
Land Cost (per 5.1} $1008
T Hard Costs
Shell Construction $93 pers.t,
Site Prep and Landscaping na. na. (@)
RER Soft Cosis
Permits and Fees (persq. i) $5.00
Markeling/Lease-Up 60% ) {b)
Professional Fees, Contingency . 15% (£}
-+ Annua! Property Tax Rate (appliedto 55 percent of praject value, x 12 rmonths) 113%
Financing Assumptions
Loan to Cost Ratio 15.0%
-+ Interest Rate 10.256%
Avg Outstanding Balance 55.0%
Points 2.0%
Construction Period (Monthe) 12
RN Conunercial Captaiization Rate 10.0%-
FINANCIAL FEASIBILITY
Retall Value Calculations Restaurant Total
a7 Gross Schedubed Rent $147,600 $147,600
Joss \acancy ($14,760) {$14,760)
Effective Gross Income $132,840 $132840
less Operating Expenses {$4,428) ($4,428)
- Net Operating Income $128 412 $128412
Capitallzed Value - $1,284,120 $1,284,120
Development Costs
AR Land n.a. $330,635
Hard Costs -
Buliding Shell $762,600 $162,600
SHe Prap and Landscaping 30
AL Professional Fees/Conlingency $114350
Marketing/l.aase-Up Costs $39.852 $39,852
Permits and Impact Fees $49,200
Financing Interast %$40,845
i Construction Financing Fees . $14.451
" Properly Taxes $8,122
Total Davelopment Costs $1,362,013
Total Development Costs/s.t. $164.88
T Resldua! Value .
Value of Projecl : $1.284,120
Less SalesMarkeling Cosl (3.0 parcent) ($38,524)
Less Tolat Development Costs ($1,352,013)
Development Protit {$106,416)
Margin -7.9%
AL Rogulred Equily $379,505
Profit As Pct. Of Equity -28.0%
4 Note:
() Land price represenis cost for fully improved pad.
(b) Percent of gross lease amount (assumes S-year term for commercial, 1 year for residential).
{c} Percent of building and site work costs. '




Table 6;: Armfield Phase 1 Pro-Forma Analysis, Bullding 5
ASSUMPTIONS

Development Program
Building Square Feet
Floor Area Ralio

Site Skze (acres)

Revenues

Monthly Rent (per sq. 1., NNN)

Net t.easable Area

Vacanoy {% gross revenues)

Operaling Expenses (% gross scheduled renl)

Land Cosl (per s.1.)

Hard Costs
Shell Construction
Site Prep and Landscaping

Soft Costs

Pearmits and Fees (per sq. )

Markeling/Loase-Up

Professional Fees, Conlingency

Annual Properly Tax Rete (spplied 1o 55 parcent of project valua, x 12 months})

Financing Assumptions

Loan to Cost Ratio 75.0%

Interest Rale 10.25%

Avg Oulistanding Balance §5.0%

Poinis 2.0%

Conslruction Period (Monlhs) 12

Commerciat Capitalization Rate 10.0%
FINANCIAL FEASIBILITY

Retall Value Czlculations

Gross Scheduled Rent

less Vacancy

Effactive Gross Income
less Operating Expenses
Net Operating Income
- Capltaitzed Value

Daveloprient Costs
Land

Hard Cosls

Building Sheli

Site Prep and Landscaping
Professional Fees/Conlingency
Marketing/l.ease.-Up Costs
Permils and impacl Fees
Financing Inlerest

Conslruclion Financing Fees
Property Taxes

Total Development Costs
Total Developiment Costs/s.f,

Residual Value

Value of Project

Less Sales/Marketing Cost (3.0 percent)
Less Tolal Developmen! Cosls

Development Profit

Margin
Required Equity
Profit As Fet. Of Equily

Note:

{8) Land price represents cost for lully improved pad.

{b) Percentof gross lease amounl (assumes 5-year term for commercial, 1 year for residential).
{c) Parcent of building and site work costs.

Sources: R.§. Means Company; BAE,

Retail
8,200

$1.00
8,200

$63
n.a.

6.0%

Retail
$98,400
(59,640)
$88,560
($2,952)
385,608

-$856,080

na.

$516,200

$26,566

Totat
8,200
0.25
0.75

8,200
10.0%
A%

$10.08

na. (@)

$6.00
()
15% {c)
11

Total
$938,400
(39,840)
388,560
{$2,952)
$85,608
$856,080

$330,635

$516,200
30

$77,430
$26,568
$49,170
$28,302
$10041
35415
$1,043,760
$127.29

$856,080
(525.682)
($1.043,760)

($213,362)
-20.4%

$288,343
~T4.0%
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Tahle 6: Armfield Phase 1 Development Feasibility Summary

Armfield Phase 4 (between East Main and Armfield}

Buiiding Number (from east to west)

Building Use

Building Size

Initial Project Profit (Percent of Developer Equity)

Thresholds fo achieve 1§ percent profit

Required Land Price
or

Reguired Montly Rent (NNN, pers.f)

Source: BAE.

] 2 3

6,400 9600 8,200

-157% -18.8% -7.9%

(31.97) $3.13 15.29

$207  $130 $1L70

4

restaurant  retait  restaurant depot
na.

n.a.

n.a.

n.a.

& 6
retail retall
8,200 n.a.

-20.4% na,
$247 na
$1.33 na




that it may take several years before market rent levels would rise high enough to support the
project costs, during which time project costs would also be expected to rise.

D.6.B. Armfield Phase 2 Analysis

For the area located on the north side of Armfield Street, a series of pro-formas structured
as “land residual” analyses have been prepared. This area is referred to in this analysis as
Phase 2. The purpose of the land residual analyses for the development on this side of
Armfield Street is to illustrate the values that would be attributed to the property as it
exists today, assuming that a developer intends to purchase and develop the properties as
suggested by the prototypes. The “residual land values” are what is left after estimating
the value of the finished product, and subtracting out all the other costs for development,
including the required profit margin. This analysis of Phase 2 of the Armfield project uses
the same basic pro-forma model as that used for the Phase 1 analysis, but'solves for a land
value that will support a 15 percent return on developer equity. A pro-forma has been
prepared for each of the five buildings envisioned for this portion of the Armfield site.

D.6.B.1. Key Variables

Key variables for this analysis include property site improvement costs and building
construction costs. '

Site Improvement Costs. The Phase 2 property is currently includes a number of
residences and businesses. The existing improvements would need to be removed to
make room for the new development, and a small area at the rear of each building would
- need to be developed with parking facilities for building occupants. Due to the relatively
high densities proposed for this portion of the Armfield site, site coverage is high, and
little landscaping/hardscaping is required. Demolition and improvement costs range
from approximately $16,000 to $34,000 per building.

Building Construction Costs. Retail, office and residential construction costs are based on
data contained in the R.S. Means Company’s Square Foot Costs cost estimating manual,
adjusted for building type, size, and configuration. Estimated building construction costs
range from a low of approximately $66 per square foot for a building with no residential
component, to approximately $73-$78 per square foot for buildings with a mix of
residential and retail space, to a high of approximately $85 per square foot for a building
proposed as exclusively residential. The relatively high cost for the all-residential
building is attributed to the fact that it is relatively small and due to its L-shaped
footprint, it has a relatively large amount of exterior surface relative to its floor area. Both
these factors contribute to extra building costs.

D.6.B.2. Financial Feasibility

This section summarizes the development feasibility for each of several buildings
included in the Phase 2 analysis.
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Building 7 (Two-Story Residential Building). The estimated value of this project upon
completion is approximately $52 per square foot, or roughly $44,000 per unit, assuming an
average size of 850 square feet. These values are very low compared to the estimated
development costs, and as a result, to achieve a 15 percent return on developer equity, this
project would require free land, plus a subsidy equal to approximately $75 per square foot
of land area. This building analysis is contained in Table 7. Of all developments analyzed
as part of this study, this particular building appears to have the worst economics. This is
due to a combination of the relatively low per square foot lease rates for apartments and
the fact that this particular residential building configuration has a relatively high
construction cost.

Building 8 (Three-Story Residential /Retail Building). This building has an estimated
value of approximately $66 per square foot upon completion. This figure is held down by
the relatively large quantity of residential development assumed for the upper two floors.
To achieve the 15 profit on equity, a developer would need to acquire the land for free, and
also receive a subsidy equal to just over $71 per square foot of land area, or a total of about
$2.4 million. These calculations are shown in Table 8.

Building 9 (Two-Story. Residential /Retail Building). The land residual analysis indicates
that development of this building would require free land a subsidy of approximately $1.6
million in order to achieve the required level of developer profit. See Table 9.

Building 10 (Three-Story. Retail/Office Building). With no residential development, this
building has relatively lower development costs than buildings 7, 8, and 9. At the same
time, its retail and office tenants can be expected to pay rents that are well above the $0.70
per square foot assumed for apartment rents. The combination of these factors results ina
positive residual land value of $6.16, considerably better than the three buildings just
analyzed, as shown in Table 10. '

Building 11 (Two-Story, Retail /Office Building). Like building 10, this building is limited
to commercial uses, and combines relatively low development costs with relatively high
finished values. Based on this combination, Table 11 estimates the residual land value for
this building prototype is approximately $0.77 per square foot of land area. Although
positive, this value is most likely not high enough to entice the owners of this site, which
include two businesses, to sell the property for redevelopment.

D.6.B.3. Additional Requirements for Financial Feasibility

The upper part of Table 12 contains a summary of the initial feasibility results for the
Phase 2 pro-forma analyses, plus estimates of the building shell construction costs that
would be required in order to achieve the 15 percent profit hurdle while at the same time
generating a residual land value of approximately $6.00 per square foot. This $6.00 per
square foot figure is taken as a benchmark for this portion of the analysis, because this is
the highest residual land value identified for the various prototypes analyzed as part of
this study (see Lemen project, Alternative 2, below). The summary sheet shows that, with
the exception of Building 10, construction costs would need to drop considerably from




Tabte 7: Armfietd Phase 2 Land Residual Analysis, Bullding 7

ASSUMPTIONS

Development Program Residential
Buikling Square Feel 18000

Floar Area Ralio

Site Size {acres)

Revenues

Monthly Renl $0.70

Net Leasable Area (sq. f.) 15.840
Vacancy (% gross revenuas} 50%
Operating Expenses (% gross scheduled renl) RD0%

Assumed Land Value {per s.1.)

Hard Costs
Shell Construction (persg. 1.} $85
Demolition/Site Improvements

Soft Costs

Parmits and Fees {persq. ft.)

Markeling/Lease-Up 0%
Professional Fees, Conlingency

Annual Properly Tax Rale (applied to 55 percent of project value, x 12 monihs)

Financing Assumptions

Loan to Cost Ratio 75.0%

Interest Rale 10.25%

Avg Qulstanding Balance 55.0%

Points 20%

Construction Period (Months) 12

Capilalizalion Rate . 9.5%
FINANCIAL FEASIBILITY

Project Valuation ) Residentlal
Gross Scheduled Ren! $133,05
ks Vacancy ($6,653)
Effeclive Gross Income $126.403
less Operating Expenses - ($37.921)
Ne! Operatling Income 388482
Estimated Value - - S $931,352
Development Costs

Land

Hard Cosis

Bullding Shelt $1,526,557

Demolilion/Sile work

Professional Fees/Conlingency

Matketing/Leasa-Up Cosls $8,848
Permits and Impact Fees

Financing Interesi

Conslruction Firancing Fees

Properly Taxes

Total Davelopment Costs

Tolal Davelopment Costs/s.I.

Residual Value

Value of Project

Less SalesMarketing Cosl (3.0 percent)
Lass Tolal Developmen{ Costs

Development Profit
Margin

Required Equity

Profit As FPet. Of Equity

Nole:
{a) Percenl of gross lease amount {assumes S-year lerm for commercial, 1 year for residential).
(b) Percent of building and site work cos!s,

Sources: R.S. Means Company; BAE.

Total
18,000
17

15,840

375.19)

§$16,833

$6.59
(@)
15% (b)
15

Total
$133,056
($6.653)
$126,403
{$37,921)
$88,482

{$1,157 966)

$1,526,557
$16,833
$231,508
$8.848
$118650
$80,435
$208,536
$5,89¢
$869,293
$47.74

$931,302
(327,942)
(3859,293)

$44,167
5%
$295,079
130%
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Tahle 8: Armfield Phase 2 Land Residual Analysls, Bullding 8

ASSUMPTIONS

Development Program Retall Residentlal
Building Square Feet 21,600 43,200
Floor Area Ralic

Site Size (Acres)

Revenues

Monthly Renl (per sq, ., retail- NNN) $1.00 $0.70

Net L easable Area 19440 38016
Vacancy (% gross revenues) 100% 50%
Operating Expenses (% gross schedulad rent) 30% 0%

Assumed Land Value (per s.f.)

Hard Costs
Shall Construction (per sq. ft.) $73 $73
Demolition/Site Improvements

Soft Costs

Permits and Fees (persq. fl.}

Markating/Lease-Up 60% 7%
Professionat Fees, Contingency

Annual Properly Tax Rate (applied to 55 percen! of preject value, x 12 months)

Financing Assumptions

Loan 1o Cost Ralio 76.0%

Interest Rale 10.25%

Avg Qutstanding Balance §5.0%

Points 20%

Construction Perlod {Months) 12

Capitalization Rate 1007% 95%
FINANCIAL FEASIBILITY

Project Vaiuation Retall Residential
Gross Schedulad Rent $233,280 4319334
less Vacancy ($23,328) ($15,967)
Eflactive Gross Income $209,952 $303,368
lass Operating Expenses ($6,209) 391,010y
Net Operating Income $203,653 $212.357
Capitalized Valus $2,035,634 $2,236,341
Davelopment Costs

Land

Hard Cosls

Building Shef! $1,568,938 $3,137.877

Demoliilon/Site improvemenis

Professional Fees/Conlingency

Marketing/Lense-Up Cosis $62,086 $21,236
Parmits and immpact Fees

Financing Interest

Construction Financing Fees

Proparty Taxes

Total Development Costs

Total Davelopment Costs/s.f.

Residual Value

Value of Project

{ ess SalesMarketing Cost (3.0 percent)
l.ess Total Development Cosls

Development Profit
Margin

Required Equlty

FProfit As Pct. Of Equily

Naote:
(@) Parcent of gross leass amaount (assumes S-year lerm for cormmercial, 1 year for residential).

() Percent of building and site work costs.

Sources: R.S. Means Company; BAE,

Total
64,800
123
0.77

67,456

37119

$34,082

$6.85

(@

1560
1.15%

Total

$552,614
(339,295)
$513.320

$4,271,876

(52,391,560)

$4,706815
$34,082
1115
$84.221
$443,574
$252,835
$89,897
$27,020
$3,967,798
261.08

$4,271,875
($128,158)
(33,057.798)

$185,921
47%
$£1,239,593
50%




Table 9: Armfield Phase 2 Land Residual Analysis, Buiiding 9

ASSUMPTIONS
Development Program Retail Residential Total T
Buiding Squere Feal 21,600 21500 43,200
Floor Area Ratio 123
Site Size (acres) 0.80
Revenues
Monthly Renl (per sq. fi., retail- NNN) $1.00 $0.70
Net Leasable Area 19,440 19,008 38,448
Vacancy (% gross revenuds) 1007% 50% AN
Operaling Expenses (% gross scheduled rent) . % R0.0% 30%
Assumed Land Vaiue {per s.1.) ($44.64)
Hard Costs T
Shell Construction {per sq. ) 378 78
Demolition/Sile improvements $27,482
Soft Costs N
Parmits and Fees (persqg. i1.) $5.82
Morkeling/loase-Up &60% 70% &)
Professional Fees, Comlingency 15%b)
Annual Property Tax Rate {(appliad 1o 55 percenl of project velue, X 12 months 149% -+t
Financing Assumptions
Loan to Cost Ralio 75.0%
Inlerest Rale 10.25% e
Avg Qulstanding Balance 55.0%
Polnts 2.0%
Construction Period (Months) 12
Caplalizalion Rate 100% 95% RN
FINANCIAL FEASIBILITY
Project Valuation Retall Residential Total
Gross Schedubed Rent . $233,280 $159.667 $392,947 T
less Vacancy {$23,328) ($7.983) 331310
Effeclive (31088 Income $209,952 $151,684 $361,636
loss Operating Expenses ($6,998) ($45,505) {$52,504)
Net Operating Income $202,954 $106.179 $309,132 -
Capitalized Valua - $2,029,626 $1,117,670 sS4 AT, 206
Development Costs
Land : {31,562,419) e
Hard Cosls
Buikling Shel $1,678,956 $1,678,956 $3357.911
Demolition/Site Improvements $27482
Professionel Fees/Conlingency $507,800 AL
MarkelingLease-Up Costs $62,986 $10618 $73.603
Parmits and Impact Fees $251,302
Financing Interest $178351
Construction Financing Fees $63.273
Propenly Taxes : $19.906 0
Total Develiopment Costs $2,9171.307
Tolal Developinant Cosls/s.f, 367.53
Residual Value -
Value of Project $3,147,206
Less SalesMarkeling Cost (3.0 percent) (394,416)
Less Total Development Cosls (32.917,307)
Development Profit $136,4583
Margin 46%
Required Equily $505,568
Profit As Pel. Of Equity 150% L

Nole:
(a) Percent of gross lease amount (assumes S-year lerm for commercial, 1 year for residential).
() Percont of building and ste work costs.

Sources: R.S. Means Company; BAE.
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Table 10; Armfieid Phase 2 Land Residual Analysis, Building 10
ASSUMPTIONS

Development Program
Buiding Squara Feet
Floor Area Ratic

Site Size (acres)

Revenues

Manthly Rent {per sq. fi., NNN)

Net lL.easable Area

Vacancy (% gross revenues)

Operaling Expenses (% gross scheduled rent}

Assumed Land Value (per s.1.)

Hard Costs
Shell Construction (per sg. fl.)
Demolition/Site improvements

Soft Costs

Pemits and Fees (persq. ft.)

Marketingl.aase-Up

Professional Fees, Contingency

Annual Properly Tax Rate (applied fo 55 percent of project value, x 12 manths

Financing Assemptions

Loan to Cost Ralio . 75.0%
Interas! Rate . 10.25%
Avg Outstanding Balance 55.0%
Paints 2.0%
Construction Period (Months) 12
Commerclal Capitalization Rate

FINANCIAL FEASIBILITY

Project Valuation
Gross Scheduled Rent
less Vacancy

Effactive Gross income
less Operating Expenses
Nat Operating Income
Capltalized Value

Development Costs
Land
Hard Cosls

* Budding Shelt
Deamolition/She Impravements
Professionel Fees/Contingency
Markating/Lease-Up Cosls
Permils and Impact Fees
Financing Interest
Construction Financing Fees
Property Taxes
Totat Development Costs
Total Development Costs/s.f.

Residual Value

Value of Project

Less Sales/Marketing Cost (3.0 percent)
Less Total Davelopment Costs

Davelopment Profit
Margin

Required Equity

Proft As Pet. Of Equity

Note:

Retail
21,600

$100
19,440

$68

60%

100%

Retail
$233,280
($23,328)
$200,952
($6,998)
$202,954
$2,029,636

$1,429,567

$62,986

(@) Parcent of gross lease amount (assumes 5-year term for commercial, 1 year for residential),

(b} Parcent of buikding and sita wark cosls.

Sources: R.S. Means Company; BAE.

Oftice
43,200

$115
38016

$66

6.0%

10.0%

Office
$524.621
($52,462)
$472,159
($15,739)
$456,420

$4,664,201

2,859,134

$141648

Total
64,800
185
0.80

57,456
100%
0%

$%6.16

$29.862

$5.04
(a)
15% ()
195

Total

$757 901
($75,790)
£
($22,737)
$659,374
$6,693,737

$215,721

$4.288,701
$29.882
$647,787
$204,633
$385,004
§233.015
$83,340
$41,705
$6,131,687
£94.62

$6,503,737
G197 812)
(36,131,667)

$264,237
4.3%
31,761,187
150%




Table 11; Armfield Phase 2 Land Residual Analysis, Bullding 11

ASSUMPTIONS

Development Program Retail Office
Building Square Feel : 17,750 17,750
Fkror Area Ralio

Sile Size {acres)

Revenues

Monlhly Renl (per sq. fl., NNN) : $1.00 $1.15
Net Leasable Area 15975 15,620

Vacancy (% gross revenuas)
Operating Expenses (% gross scheduled rent)

Assumed Land Value (per s.1.}

Hard Costs
Sheli Construction {per sq. 1.} 367 367
Demolition/Site Improvements

Soft Casts

Permils and Fees (par sq. R}

Marketing/Leasa-\ip 6.0% &0%
Professional Fees, Conlingency

Annual Properly Tax Rate (applied to 55 percent of projeci value, x 12 months

Financing Assumptions

Loan to Cos{ Ratlo 75.0%

interes! Rale 10.26%

Avg Oulstanding Batance 55.0%

Points 20%

Construction Period (Months) 12

Commerclal Capilalization Rale 100% 100%
FINANCIAL FEASIBILITY

Project Valuation Retall Office
Gross Scheduled Rent $191.700 $215,556
less Vacancy {319,170 {321,556)
Effective Gross Income $172530 $194.000
less Oparating Expenses {$5.751) {36 ,467)
Net Operaling Income $166,779 $187.534
Capitatized Value $1,667,790 $1,8756,337
Development Costs

Land

Hard Cosls

Buikling Shell $1,162,687 31,182,667

DamoliicrvSile improvements

Professional Fees/Conlingency

Markeling/Loase-Up Cosls ’ $51,759 $58,200
Parmits and Impaci Fees

Financing Interest

Construction Financing Fees

Properly Taxes

Totat Development Cosls

Total Developmean! Costs/s.f.

Residual Value

Value of Projec!

Less SalesMarketing Cost (3.0 percent)
Less Total Develepment Cosls

Development Profit
Margin

Required Eqully
Profit As Pol. Of Equity

Notes:
{8) Parcent of gross keasa amount (assurmes 5-year lerm for cominercial, 1 year for residential),
(b) Percent of building and site work costs.

Sources; R.S. Means Company; BAE.

Total
35,500
106
or7

355
0%
0%

$0.77

$24,065

$5.98
(@

o4 (b)
115%

Total
$407,256
{340,726)
$366,530
12218
$354313
$3,643,127

2597

$2,365,374
324,065
$358,416
$108,959
$212.245
$120810
$46,052
$22410
$3,294,349
$92.80

$3.543,127
($106,294)
($3.294,349)

$142,484
4.3%
$949,882
0%
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Table 12: Summary of Armfield Phase 2 Resldual Land Values

Armfield Phase 2 (north of Armfield Street)

Building Number (from east to west)

Building Use

Building Size

Initial Resldual Land Value

Threshold to Achieve $6.00 per square foot land value

Required Bullding Shell Cost

Northeast Corner of Lemen and East Street

Building Use
Building Size
Inittal Residual Land Value

Threshold to Achieve $6.00 per square foot Jand value
Required Office Rent

Source: BAE.

7 8
residential retailresidential
18,000 64,800
(375.19) ($71.18)

$28 $40

Alternative 1
retailfoffice, 2-story
57,000

{$2.42)

1.35

9 10

retaillresidential relailoffice

43,200 £4,800
($44.649) $6.16
$44 $66

Alternative 2
retailioffice, 1-story
40,150

$5.93

1.15

1
retail/office
35,500
$0.77

$63




those assumed in the pro-forma analyses in order to achieve project feasibility; however,
there are limits as to how far project costs can be pared. For buildings other than Building
10, after making feasible cost reductions, the remaining feasibility gap might not be closed
until market rents increase enough to bring finished project values more in line with
development costs. In the short run, feasibility would likely be achieved only upon
provision of substantial subsidies, or if the site plan is reworked to accommodate building
at a lower density, which would be more economical.

While the residual analysis for Building 10 showed a positive residual land value, it
should be noted that this figiire represents the total price that could be paid to acquire the
existing site for this building, including any existing structures. It is unknown at this time
whether this price would entice the owner to sell the property for redevelopment.

The development program for other buildings included in this portion of the project area
could be revised to emulate the mix in Building 10, which favors office and retail and
excludes residential, and this would tend to produce pro-forma analyses that also show
positive land values. However, it should be noted that the depth of demand for this type
of small multistory building with offices located above specialty retail is unproven at this
time. There would likely be a need for phasing the buildings over an extended period of
time.

D.6.C. Northeast Corner Lemen and East Streets — Alternative 1

This prototype analysis is structured as a land residual analysis, that compares the land
value implications of developing the site for the same basic land use, but at two different
densities.- Alternative 1 involves analyzing the project under the assumption that the site
would be developed to a floor area ratio of 0.55.

B.6.C.1. Key Variables

Key variables for this analysis include property site improvement costs and building
construction costs. '

Site Improvement Costs. The subject property is currently minimally improved, with two

small buildings and a truck scales. To support redevelopment into an office/retail
development, existing improvements would have to be removed, and the site would need
to be improved with driveways, parking areas, and various landscaping/hardscaping. It
is estimated that total costs for this demolition and site work would be approximately
$312,000, or approximately $3.00 per square foot of site area.

Building Construction Costs. Retail and restaurant construction costs are based on data
contained in the R.S. Means Company’s Square Foot Costs cost estimating manual,
adjusted for building type, size, and configuration. For two-story commercial
development, the estimated shell construction costs are $73 per square foot. For the
single-story building, the estimated hard construction cost is $57 per square foot.
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Table 13: East and Lemen Residual Land Value Analysis, AlL. 1
ASSUMPTIONS

. Bullding 1 Building 2
Development Program Office Office
Building Square Feet 22,600 17,000
Flcor Area Ratio
Sita Size (acres)

Revenues

Monthty Rent (per sq. 1., NNN) $1.15 $1.15
Net Leasable Area 19,700 15,000
Vacancy (% gross revenues)

Operaling Expenses (% gross scheduled rent)

Assumed Land Value {per s.1.}

Hard Costs
Shell Construction (per sq. fi.) ' $73 73
Demolition/Site Improvemants (per sq. . site area)

Soft Costs

Permits and Fees (persq. 1)

Markeling/Lease-Up 60% 60%
Professionat Fees, Confingency

Annual Property Tax Rate (applied ta 55 parcent of praject value, x 12 months

Financing Assumptions

Loan to Cosl Ratie 75.0%

Interest Rale 10.25%

Avg Oulstanding Balance 55.0%

Points 20%

Construction Period (Months) 12

Commerclal Capitatization Rale 100% 100%
FINANCIAL FEASIBILITY

Project Valuation Retait Office Retall
Grass Scheduled Renl $271,860 $207,000 $54,000
lkess Vacancy {8$27,1865) {§20,700) ($5.400)
Effective Gross Income $244,674 $186,300 $48,600
less Operating Expenses {$8,156) ($6.210) $1.620)
Net Operating income $236518 $180,090 $46,980
Capitatized Value $2,366,182 $1,800,900 $469,800
Development Costs

Land

Hard Costs

Building Shelt $1,642256 $1,234813 $363,180

Demolition/Site Improvemenis

Professional Fees/Conlingency

Marketing/Lease-Up Costs $73,402 $55,890 $14560
Permits and impact Fees

Financing Inferest

Consliruction Financing Fees

Property Taxes

Total Davelopment Costs

Tolal Development Costy/s.!.

Residual Value

Value of Project

1.ess Sales/Marketing Cost (3.0 percent)
Less Tolal Developmenl Costs

Development Profit
Margin ’

Required Equity
Profit As Pct Of Equity

Note:
{a) Per square foot of gress lease arnount (assumes Syear term).
(b) of building and site work cosls.

Sources: R.S. Means Company; BAE,

Buliding 3

Retail Oflfice
5,000 12400

$1.00 $1.15
4,500 11960

$73 $57

60% 60%

00% 1005

Office
$154,008
#5401
$138.507
($4,620)
$133.987
$1,338,870

$702,990

$41,582

Total
57,000
055
2238

50,360
00%
3I0%
$2.42)

8301

$6.61
(a)
15% (b)
135%

Total
$686,868
($68,687)
618181
($20,808)
$597,575
$5,975,752

($251,020)

$3.943.238
$311,686
$638,239
$185,454
$3776514
$230,650
$81.827 -
$31,797
$5,664,386
397.45

35,075,752
($179.273)
{$5,654,385)

$242,094
44%
$1,613,505
&0%




D.6.C.2. Residual Land Value

Based on the fixed assumptions regarding project development costs and the resulting
sales proceeds, which are summarized in Table 13, the residual land value which will
allow attainment of a developer profit margin of 15 percent is estimated to be negative
$2.42 per square foot.

D.6.C.3. Additional Requirements for Project Feasibility

The residual land value analysis indicates that a developer would need to acquire the
property free of charge, and in addition, receive a subsidy equal to approximately $2.42
per square foot of site area in order to achieve the desired profit levels for this project.
Alternatively, to achieve the same $6.00 per square foot residual land value calculated
below for Alternative 2, Alternative 1 would need to command office rents of
approximately $1.35 per square foot, due to its higher development costs.

D.6.D. Northeast Corner Lemen and East Streets Alternative 2

This analysis assumes that this site would be developed with the same basic office/retail
uses as in Alternative 1, but in a lower density, single-story building configuration.

D.6.D.1. Key Variables

Key variables for this analysis include property site improvement costs and building
construction costs.

Site Improvement Costs. This analysis assumes the same roiigh site coverage ratio in
Alternative 2 as in Alternative 1; thus, the site improvement costs are also assumed to be
the same, roughly $312,000.

Building Construction Costs. Retail and restaurant construction costs are based on data
contained in the RS. Means Company’s Square Foot Costs cost estimating manual,
adjusted for building type, size, and configuration. With only one-story construction and
no two-story construction, the estimated hard construction cost is $57 per square foot, for
all new construction.

D.6.D.2. Residual Land Value

Based on the fixed assumptions regarding project development costs and the resulting
sales proceeds for Alternative 2, which are summarized in Table 14, the residual land
value which will allow attainment of a developer profit margin of 15 percent is estimated
to be $5.93 per square foot. This is the price that a developer could afford to pay for the
property and still achieve the desired profit level. Of all the pro-formas generated as part
of this analysis, this project prototype supports one of the highest land values. This is due
to the assumption, based on current published construction cost information, that single-
story office space can be built relatively inexpensively, and at the same time command
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Table 14: East and Lemen Residual Land Value Analysis, Alt. 2

ASSUMPTIONS

Development Program
Building Square Feal

Floor Area Ratio

Site Size (acres)

Revenues

Monthly Remt (per sq. ft., NNN)
Nel Leasable Area

Vacancy (% gross revenues)

Butiding 1
Office
14280

$1.15
13800

Operaling Expenses (% gross scheduled rent)

Assumed Land Value {per s.1.}

Hard Costs
Sheil Construction
Demolitton/Site Improvements

Soft Costs
Parmits and Fees (parsq. R.)
Marketing/l.ease-Up

Professional Fees, Contingency

$57

80%

Annual Properly Tax Rale (applied to 55 percent of project value, x 12 months

Financing Assumptions

Loan to Cost Ratio

Interes! Rate

Avg Qutstanding Balance
Points

Construction Period {Months)
Commercial Capitafization Rate

FINANCIAL FEASIBILITY

Project Valuation
Gross Scheduled Rent
less Vacancy

Effective Gross Incoms
fess Operaling Expenses
Net Operating Income
Capitalized Valve

Development Costs

Land

Hard Costs

Buiding Sheli

Demolition/Site Improvemenis
Professional Fees/Contingency
Marketing/Lease-Up Costs
Permits and Impact Fees
Financing Inferest

Construction Financing Fees
Proparty Taxes

Total Development Cosis
Total Deveilopment Cosls/s.l.

Resldual Vatue
Value of Project

75.0%
10.25%
55.0%
20%
12
100%
Retail Office
$190.440 $113824
($19,044) ($11,382)
$11.396 $102,442
35713 {33415)
$165,683 $99,027
$1,666,828 $090,273
$812,850 $483,673
$51419 $30,733

Less SalesMarketing Cost (3.0 percent}

lL.ess Total Development Cosls

Development Profit
Margin

Required Equity

Profit As Pel, Of Equity

Notes:

{(a) Per square fool of gross lease amount (assumes Syear ferm).

(b) of building and site work costs.

Sources: R.S. Means Company; BAE.

Building 2

Office
8,500

$115
8,248

$57

&%

100%

Retail

$58,222
(35,822)
$52,400
($1.747)
$50,653

$6506,533

$284,514

$15,720

Retadl

5,000

$1.00
4852

$57

60%

100%

Bullding ?
Olfice
12,400

$115
11800

357 pers.t.

0%

100%

Office
$160,080
{$16,008)
$144,072
($4,802)
$139.270
$1,382,696

$702,990

$43.222

Total
40,150
0.39
238

38,500
100%
I

$593

$311656

$6.62
@
15% ()
1%

Totat

$522. 567
($52,257)
$470,310

$4,546,330

$614,858

$2,284,035
$311688
$380,358
$141,093
$266,280
$142437
§$50.887
$28,756
$4,230,389
$105.36

$4,546,330
($136,390)
($4,23D,389)

$179,661
42%
31,195,151
50%
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rents that are approximately 15 percent higher than rents for retail space. On the other
hand, office rents are not high enough to support the increased per square foot

construction costs associated with building two-story office buildings, which caused the Tt
negative residual land-value in Alternative 1.

D.6.E. Woodland/Dana Mobile Home Park Financial Analysis

X
3
i

This prototype analysis is structured as an analysis of the affordability of the project for
mobile-home residents, who are assumed to have household incomes that are at or below
50 percent of the area median income, when adjusted for household size. According to
this definition, these are assumed to be “very low” income households. Thus, this analysis
attempts to evaluate whether the planned property acquisition, rehabilitation, and co-op
conversion project can be accomplished in a manner such that the eventual ongoing B
project operations can be financed through the collection of mobile home park space
“rents” that are affordable to very low income households, considering their need to also
pay the costs of owning their own mobile home units, which they own as individual
households independent of the mobile home park cooperative organization.

- D.6.E.1. Key Assumptions

Table 15 summarizes the preliminary project costs, and Table 16 contains the preliminary
evaluation of project affordability. Key assumptions in Table 15 include property
acquisition costs, property rehabilitation and co-op conversion costs. Key assumptions in
Table 16 include permanent mortgage financing costs, the ongoing park operating expense
ratio, and the assumed income fevels of park residents.

i
+
]

Property Acquisition Costs. For the purposes of this analysis, the acquisition cost of the
property involved in this prototype is computed in two parts. The first part involves -+
computing the value of the mobile home park components of the properties. This value is
preliminarily estimated using the income capitalization approach, based on the number of
occupied park spaces and income and expense information provided by the property
owner. Asshown in Table 15, when applying a 10.5 percent cap rate to the estimated net
income from the existing mobile home park operations, the estimated value is $1.16
million. In addition to the value of the mobile home park operation, additional value
must be attributed to property due to the presence of other commercial development,
including the Dana Motel, two restaurants, and a market. For this analysis, it is assumed
that this additional development would be valued at approximately $50 per square foot,
due to the age and condition of the improvements. Based on an estimated 24,000 square -
feet of commercial space, the additional value of this commercial development would be
approximately $1.2 million, for a total existing property valuation of $2.36 million. It
should be noted that these estimates are preliminary at this time. The owner of the
Woodland and Dana mobile home parks also provided a rough guess as to the value of the
those two properties, which was between $3.5 and $4.0 million. The primary difference +-
between these two estimates is in the value of the mobile home park component of the
properties, with the property owner estimating the per space value at approximately
$20,000, and the income capitalization method estimating the value at approximately
b $8,000 per space. , -

i
|
]
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Table 15: Mobile Home Park Conversion Project Cost Estirnates

PROPERTY AGQUISITION COSTS
Property Value « Income Capitalization Method
Number of Qccupied Spaces

Ayerage Rent (Monthly, Per Space)

Gross Rent

Operaling Expenses

Net Operating Income

Cap Rate

Capitatized Value of Mobile Home Park Companent
Average Per Space Value

Estimated Value of Motet & Misc. Commerciat Buildings
Estimated Total Site Value

Acqulsition Financlng Costs

Maximum Properly Acquisition Loan Amount
Total Loan Amount

L.oan Period

Interest Rate

Loan Fees

Acqguisition Phase Equity Requirements
Required Acquisition Downpayment
Acquisition Loan inlerest

Acquisilion Loan Fees

Total

PROPERTY REHABILITATION/ICO-OP CONVERSION COSTS
Estimated Number of Spaces in Reconstructed Park
Eslimated Demofition Cosis

Estimated Reconstruclion Cosls

Tolal Estimaled Reconsttuction Costs
Eslimated Number of Mobile Homes Requiring Temporary Relocalion

Eslimated cost o move and sel-up meobile homes during reconstruction
Total Eslimated Cost to Movae Mobile Homes During Reconstruction
Subiotal Rehabilitation Cosls

Average Per Space Rehobiitation Costs

Maximum Rehabititation Loan
Maximuim Rehabilitation Loan Amount
Loan Perlod {monihs)

Rehabilitation Loan Drawdown Factor
tnterest Rate (annual)

Rehabilifalion Loan Fees

Regulred Equity Dusing Rehabilitation Phase
Rehabititation Equity Required

Rehabilitation Loen Inleres(

Rehabllitalion Loan Fees

Totat

PERMANENT FINANCING/CO-OP CONVERSION COSTS
Permanent Financing

Quistanding Acquisition and Rehab. Loan Balances
Pemanent Loan Fees

Permanent Loan Fees

Estimated Co-Qp Conversion Costs

TOTAL PROJECT COSTS

Average Cost Per Completed Space
Total Required Equity

Average Per Space Equity Requiremant

Noles:

146

$200 per properly owner

$348,000 .

65% per proparty owner

$121,800

10.5%

$1,160,000

£8,000

$1,200,000 (based on approx. 24,000 1. @ $50 per s.1.)
$2,360,000

75% of properly valus
$1,770,000
12 months {uniil completion of rehabilitation)
9.5%
1.0% of loan amouni

$58C,000 Total costs minus acquisition loan amount

- $168,150

$17,700
$775,850

158

$250,000 (Estimated cosls for demolition of existing site
Impravements.)

$12,000 (Par Jerry Rioux, HCD Services, typical
construction cosis for moblle hoine park
approximately $10,000 to $15,000/space.)

$1,896,000

90 {Assumes 38% of existing units replaced, remalinder witbe
moved once wihin park fo accommodale reconstruction}
$3,000 per mobile home

$270,000

$2,416,000

$15,291

75% of rehabiltation cosls
$1,812,000

12 until complalion of rehabllitation
0.60
9.5%

1.0% of Joan amount

$604,000 Total costs minus rehab Joan amount
$103,284

$18,120

$725,404

$3,582,000
2.0% percent of koan amoun)
$71,640

$475,000 ()

$5,629,894
$35,632
$2,047,894
$12,961

(@) Costs included in this fine #em: closing costs, professional services, reserves, other fess, and contingency. Estimate ks based an 1994

Leistireville per space costs for same Bems, inflaled by 4 percent for four years.

Soweces: Ronald Bushman; Jerry Rioux, HCD Services; Cily of Woodland, 1994 Lelsurevile MHP HOME Application; BAE,




The low value estimate of approximately $8,000 per space for the mebilehome park
component is used for the purposes of this analysis. This is consistent with the initial
assumption that the mobilehome park property’s existing condition is poor and, as
discussed below, renovation of the park would require what would essentially amount to
a complete reconstruction of the property, including new utilities, paving, lawns and
landscaping, mobilehome pads, etc. Should it be determined that the "as-is" value of the
property is greater than $8,000 per space, this should be a function of the fact that the
property is in better condition than thought at this time. If this is the case, the project plan
should be revised to make use of any existing improvements that are still serviceable, with
a goal of maintaining overall project costs (acquisition plus rehabilitation and coop
conversion) at or below the $35,000 to $36,000 average per space cost estimated in this
analysis. In other words, if the average per space cost for park acquisition increases by
$5,00 per unit, the project plan should be reviewed to ascertain whether there are

opportunities to undertake less extensive park reconstruction and save $5,000 per space on

rehabilitation costs. If these types of cost-saving trade-offs are not possible, then the
overall project costs may rise to level that will not be justified by the value of the
completed project.

Park Rehabilitation Costs. For the purposes of this analysis, it is assumed that the
rehabilitation of the mobile home parks amounts to a complete reconstruction, due to a
need for substantial work on the utility systems and other site improvements, and also due
to the reworking of the site plan proposed in the prototype drawings. According to the
mobile home park conversion consultant who assisted with the conversion of the
Leisureville mobile home park on Gibson Road, costs to construct a new mobile home
park range from approximately $10,000 to $15,000 per space.? For the purposes of this

analysis, it is assumed that the reconstruction would cost approximately $12,000 per space. .

This analysis also adds $250,000 to this basic construction cost for demolition of existing
improvements, and approximately $270,000 for costs to move existing mobile home units
within the park, to accommodate the reconstruction project. It is assumed that the
reconstruction can be accomplished inr phases by relocating mobile home units within the
park, rather than relocating residents to locations outside the park during construction. In
total, it is estimated that the reconstruction costs will amount to approximately $2.42
million.

p Conversion Costs. The last major cost item for the project
includes costs to convert the park to co-op ownership, and to secure permanent mortgage

financing once the reconstruction project is complete. The permanent financing loan fees
are estimated at two percent of the outstanding acquisition and rehabilitation loan
amounts, or approximately $72,000 dollars. Estimated costs to convert the project to co-op
ownership are based on data contained in the City of Woodland’s 1994 HOME application
for the Leisureville mobile home park conversion project. According to the application,
conversion costs were estimated at approximately $2,500 per space. This analysis assumed
that conversion costs would total approximately $3,000 per space, allowing for inflation
since 1994.

k]
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Permanent Loan Amount
Interest Rate

Termn

Monthly Debl Service

Park Operations Costs

Estimated Expense Ratio
Estimated Manthly Expenses
Gross Monthly income Required

Average Monthly Park Acquisition/Rehabilitation and Operations Costs

Individual Mobite Home Ownership Costs:
Mobile Home Acquisilion/Delivery to Site/Set-Up
Loan to Value Ratio

Mobile Home Loan Amount

Mobile Home Loan Interest Rate

Mobile Home Loan Term

Monthly Mobite Home Debt Service

Total Monthly Housing Cost
Affordability Calculations and Required Subsidy Levels

Annual Monthty
Yolo County Very Low income Limits Income Income
S-person $26,050 $2171
4-person $24,100 $2,008
3-person $21,700 $1,808
2-person $19,300 $1,608
1-person $16,850 $1,404
Notes:

$3,582,000

8.03% per year (a)
25 years

$27,706

40%
$18,471

$45177
$292 per space

$16,000 per unit {(b)
85%

$13,600

9.5% per year
15 years
$142.01

$434 per unit

income Avail,
for Hsg. (¢)
§543

3502
$452
$402
361

Surplus/
Sheortfalt
$108.44

$67.81

$17.84
($32.18)
($83.23)

Required
Subsidy (d)
Per Space
none
none
none
$4,162
$10,761

(a) Average interest rate assumes $3 million from Nationat Cooperative Bank at approximately 9.0 percent and $582,000 from State

Mobile Home Park Resident Ownership Program (MPROP) at 3.0 percent.

(b) Assumes purchase, delivery, and set-up of used (post-1990) single-wide unit,

{c) Percent of income available for housing 25%

(d) Required subsidy is the present value of the monthly shortfall, based on the permanent mortgage financing terms shown above.

Does not include any required subsidy for equity shonfalls,

Sources: State of Calif., Department of Housing and Community Development; BAE.




Project Resident Income Levels. A formal survey of the income levels of existing
Woodland and Dana mobile home park residents has not been undertaken, therefore,
resident income levels are not known at this time. For the purposes of this analysis, it is
assumed that park residents are at the limit for very low income households when
adjusted for family size (i.e., 50 percent of area median income).

Financial Feasibility. Based on the assumptions listed above, this project prototype
appears to pass the initial feasibility test in that the combined costs of owning a mobile
home unit and paying a mobile home park “rent” that is sufficient to support the co-op’s
ongoing debt service and operating expenses would be affordable to very low income
households with as few as three persons, assuming no subsidy other than the below
market interest rate loans for 75 percent of project costs from the National Cooperative
Bank and from the State MPROP program.

Although the preliminary analysis for this project is generally positive, there is a need for
substantial additional study to determine whether this is a viable project. In addition to a
need to gauge resident interest in this conversion program, it is also necessary to further
examine the need for additional project subsidies. Property acquisition and rehabilitation
on costs require further refinement. It is likely that the converted Woodland/Dana mobile
home park would contain at least some households who have incomes well below 50
percent of the median for three person households ($21,700 per year). The lower resident
incomes are, the greater the need for project subsidies. In addition, this analysis assumes
that the cooperative would be able to raise approximately 25 percent of project costs in the
form of resident equity, or an average of approximately $13,000 per space. Given the
assumed income levels of park residents, it is likely that many would have difficulty in

- raising their share of equity. Therefore, it is likely that the City would need to assist in

providing equity for the project, including a possible use of a portion of the City’s CDBG
allocations and/or sponsoring the conversion project for a HOME loan/grant- and/or
contributing Redevelopment Agency housing set-aside funds.

If a subsidy package similar to the $1,275,000 assembled for the Leisureville mobile home
park conversion project could be obtained, this would provide subsidy of over $8,000 per
unit, which could substantially reduce the equity that the co-op would need to raise from
its members, and/or extend the project affordability to households with incomes below
the $21,700 annual income level. Also, assuming that this conversion project would
involve bringing all living units up to minimum code compliance, there will likely be a
need for some residents to replace their current mobile home or RV units or make
significant repairs, creating a need for additional subsidies to assist individual households
with costs for these types of activities. Other potential sources of affordable housing
subsidy should also be examined, including the Federal Home Loan Bank’s Affordable
Housing Program (AHP), which can provide subsidized loans for affordable housing
projects, and other charitable lenders.
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D.7. CONCLUSIONS

Overall, the analysis of multifamily and commercial development prototypes indicates
that apartment rents still have not risen sufficiently to support new multifamily housing
construction without substantial subsidies. On the other hand, relatively low intensity
single-story retail and office uses appear to be feasible, assuming that suitable land can be
obtained at relatively low prices ($2.50 to $6.00 per square foot), and developed relatively
inexpensively. In addition, the analysis shows that the economics of new development in
the East Street Corridor are currently such that if feasible projects can be developed, these
projects will certainly have little ability to help pay for new public amenities such as the
plaza and gateway features envisioned in the conceptual plan for the Armfield site. Based
on the relatively low land costs that East Street Corridor development will be able to
support in the near term, redevelopment activities in the East Street Corridor will need to
focus on properties that currently have little existing income-producing capacity, since
owners of properties that produce even modest amounts of income will not likely be
attracted to sell at the relatively low land prices that current economic conditions will

support.

There may be opportunities to optimize the financial feasibility of the development
prototypes analyzed in this study by including more office spaces and fewer residential
units; however, only limited quantities of the more profitable land uses are likely to be
demanded in any given time period. For example, it is not likely that the market would
support development of all of the Armfield Phase 2 projects as office space, in addition to
the office development proposed at the Lemen/East Street project site, without allowing
for a substantial absorption period. In addition, although the residential uses would
require substantial subsidies, the presence of residents at the site during the times that
most offices are closed is an important ingredient in creating an environment for retailers
that extends beyond the normal weekday work hours.

Although the results for Phase 1 of the Armfield development prototype indicate a need
for substantial (approximately $980,000) subsidy for commercial uses, this is based on the
assumption that a developer would construct buildings for lease to end-user tenants. It is
further assumed that these tenants would pay no more than prevailing market rates for
existing leased buildings in Woodland to occupy the site. As suggested in the discussion
of the Armfield Phase 1 feasibility analysis, there is a possibility that certain end-users may
be willing to accept higher costs to locate at this site, if they believe that the site offers a
valuable location and they are interested in owning their own portions of the site, rather
than leasing.

One possibility for this site is to target a number of fast-foot restaurants or specialty food
operators (such as bagel stores, specialty coffee houses, ice cream/yogurt stores, etc.) to
purchase pads and construct and own their own facilities. In this type of development
scenario, the estimated $10 per square foot cost to purchase a building site would be a key
consideration. Limited discussions with developers and site location representatives for a
number of food service retailers indicates that under favorable conditions, land prices at
this level may be achievable, which would potentially reduce or eliminate the need for

.



public subsidy for the commercial portion of the Armfield site. Under the most ideal
situation, commercial land sales would help to underwrite some of the costs for the public
portions of the Armfield site. :

Within the Sacramento region, national fast food restaurants have been willing to pay
prices of 420 per square foot or more for sites. These sites typically have excellent
visibility and traffic potential, and are located in areas with high growth potential. Thus,
while the economics of these types of businesses are capable of supporting relatively high
land purchase prices, plus the additional costs of constructing facilities, it will require
additional study to ascertain whether these types of business operators would be attracted
to the Armfield site. Animportant issues with this strategy is that most fast food operators
are only attracted to sites that offer potential for drive-thru operations as well as dining
room service. If the project site will not accommodate drive-thru operations, either due to
overall site design or traffic circulation considerations, it will be necessary to convince
these types of businesses that the site offers enough other benefits to outweight this
perceived negative.

The initial analysis of the potential for conversion of the Woodland and Dana mobile
home parks to a resident-owned cooperative warrants additional study of whether such a
project would be viable. Initially, it appears that project costs are such that costs to reside
in the park would be affordable to certain very-low income households. Additional study
is necessary to more accurately determine acquisition and rehabilitation and operations
costs, and to gauge resident interest and capacity to undertake a conversion project. If
such a project is successful, it would bring numerous benefits to the East Street Corridor,
including a substantial improvement in living conditions for mobile home park residents,
permanent preservation of an important source of affordable housing, and an overall
enhancement of the East Street Corridor streetscape.

L According to City staff, it is expected that a non-profit organization will be responsible for
conducting any further improvements to the depot building; thus, costs for building rehabilita-

tion have not been included in this analysis.

?  Jerry Rioux, HCD Services, personal communication, 5/19/97.
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APPENDIX E. CIRCULATION

E.1. RoADWAY DESIGN STANDARDS

Development of the roadway system for the Circulation Element was guided by the goal
and policies identified in the Element as well as the following design standards. Meeting ||,
these standards is considered important in maintaining a safe and efficient roadway
system.

E.1.A. Access Spacing/Control

The following is a suggested access plan that balances the need for maintaining safe and
efficient traffic flow on East Street with the need to provide access to developed and
developable properties. This suggested access plan should be considered as guidance e
because special circumstances (such as providing access to odd-shaped parcels) may
dictate variances from the standards:

* Major Cross-streets should have a minimum spacing of 1,000 feet. This spacing allows
for signalization with reasonable vehicle progression in the corridor. T

* Minor Cross-streets or Major Driveways should be placed at the mid-point between AL
intersections (i.e.-500" from the intersections). This placement will allow left-turn
ingress from East Street. The ability to provide left-turn egress will depend upon the
type of median and activities on the opposite side of the street. Left-turn egress canbe

~ provided with a two-way, center left-turn lane or with a raised median by providing a '
left-turn storage/acceleration area in the median for traffic turning left from the side
street.

* Minor driveways should be spaced at a minimum of 250" (from each other and T
intersections). These driveways should be limited to right turns (in and out) because
left-turn queuing space will not be available in the median.

Right-turn lanes (or “deceleration lanes”) should be considered for major and minor
driveways on a case-by-case basis, depending upon the amount of traffic volume and N1E
right-of-way. Figure E.1 illustrates the suggested access plan. '

E.1.B. Operational Considerations

The signals along East Street within the study boundaries should be electronically T
interconnected to create a “system” of signals that provides for vehicular progression. A
coordinated signal system will minimize vehicular delays and maximize the street capacity
for a fixed number of lanes.

A raised median should be provided along East Street wherever possible. A raised median J"
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Figure E. 1 _
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provides several benefits: 1) it provides space for aesthetic improvements such as
landscaping, 2) it narrows the perceived width of the street, 3) it protects motorists from
on-coming traffic, and 4) it increases the capacity of the roadway for a fixed amount of
pavement. The locations for raised medians must be chosen carefully as it can limit
property access. However, if driveways and intersections are properly located, median
breaks can be constructed to provide property access.

E.2. EXiSTING STREET SYSTEM

The Specific Plan focuses on East Street and its major intersections with east-west arterials
and collectors. Physical and operating conditions of East Street and the other key
roadways within the Specific Plan are described below.

* East Street is a four-lane north-south roadway that extends through Woodland and
provides access to Interstate 5 and State Route 113. North of I-5, East Street becomes
State Route 113. Most of the development along East Street is located on the east side
because a branch line of the Union Pacific Railroad is located directly west of the
roadway. Most of development in the corridor can be characterized as commercial-
related uses such as County Fair Mail in the southeast quadrant of the East Street/
Gibson Road intersection. Some office uses and industrial uses are present north of
Main Street. Although East Street has four through lanes, dedicated turn lanes for
many public street intersections, such as Court Street, do not exist. Left-turning
movements from East Street at these locations are made from the inside through lane,
which is not desirable because through vehicles must stop in many cases to avoid
vehicles waiting to turn left. In addition, sections of East Street have numerous closely

- spaced and off-set intersections. Locations include Court Street, North Street, Lemen
Avenue, Oak Avenue, and East Oak Avenue. These locations often experience
congested conditions during peak hours and/or high accident rates.

* Beamer Street is a two-lane roadway the extends entirely through Woodland from
County Road 98 to County Road 102. This roadway serves primarily residential uses
between County Road 98 and East Street and primarily employment generating uses
between East Street and County Road 102.

* Lemen Avenue is a short, two-lane roadway connecting East Street and Matmor Road.
It currently serves a variety of land uses including a public soccerfield.

* North Street is a two-lane roadway between West Street and East Street serving some
of Woodland'’s older residential areas just north of Main Street. It intersects East Street
about 75 feet south of Lemen Avenue, which is not a desirable off-set between
intersections.

% Court Street is another two-lane roadway that intersects East Street between North
Street and Main Street. A short section of Court Street from Ashley Drive to West Street
is four lanes, but this section is farther west and outside the Specific Plan area. In
addition to serving major employment generating land uses such as the Yolo County

-t
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Courthouse, Court Street also provides parallel capacity for Main Street. Court Street’s
intersection with East Street is about 340 feet south of North Street and 510 feet north of
-+ the signalized East Street/ Main Street intersection.

* Main Street is a two- to four-lane roadway through the study area with four lanes from
Third Street east to County Road 102 and two lanes from Third Street to Walnut Street.
Main Street is the most heavily traveled east-west roadway in Woodland and is the

+ gateway to downtown Woodland.

* Qak Avenue and East Oak Avenue are two-lane roadways primarily serving residential
areas. Oak Avenue intersects East Street about 75 feet north of East Oak Avenue. The

short off-set between these intersections is believed to contribute to higher than
-+ average accident rates at this location (City of Woodland, General Plan Background
Report, February, 1996).

* are also two-lane roadways that serve residential

areas to the west of East Street. Without these connections to East Street, more traffic
- would use major roadways such as Main Street and Gibson Road to access the East
Street corridor. Pendegast is designated as a collector street.

* Gum Avenue is a two-lane roadway that extends from 4th Street on the west side of

East Street to Pioneer Avenue. It provides an important grade—separated crossing of
-+ State Route 113, which allows local traffic to avoid the interchange crossings of State
Route 113 at Main Street and Gibson Road.

% Gibson Road is a four-lane roadway that extends through Woodland from County
Road 98 to County Road 102. West of East Street, Gibson Road primarily serves
e residential areas while commercial uses have developed between East Street and State

Route 113.

Figure E.2 shows the roadway system within the Specific Plan area and existing (1995)
average daily traffic volumes on key roadway segments. To measure existing operating
-+ conditions of the street system, several intersections in the East Street Corridor were
selected for analysis:

East Street/Beamer Street;
East Street/Lemen Avenue;
East Street/North Street;

East Street/Court Street;

East Street/Main Street;

East Street/Oak Avenue;

East Street/East Oak Avenue;
East Street/Cross Street;

East Street/Pendegast Street;
East Street/Gum Avenue; and
East Street/Gibson Road.

¥ K I N K A A K X




Figure E.2 L .
Existing Average Daily Volumes for Major Roadways 4
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BAppendix E - Circulation

These intersections were analyzed under p.m. peak hour conditions. Existing p.m. peak
hour traffic volumes, lane configurations, and traffic control for each intersection are

shown in Figure E.3.

The intersection analysis relied on methodology contained in the Hi

Manual, Special Report 209, Third Edition, Transportation Research Board, 1994. This
methodology relies on qualitative levels of service (LOS) to describe operating
performance. Service levels vary from “A” (the best) to “F” (the worst). Tables E.1 and E.2
relate the LOS letter designation to a general description of traffic operations. Existing
service levels for the study intersections are contained in Table 3.1 of the Circulation

Element.

Table E.1
Signalized Intersection Level of Service Criteria
LOS Stopped Delay Description
(seconds/vehicle)
A <5.0 Very low delay. Most vehicles do not stop.
B 5.1 to 15.0 Generally good progression of vehicles.Slight delays.
C 15.1t0 25.0 Fair progression. Increased number of stopped vehicles.
D 25.1t0 40.0 Noticeable congestion. Large portion of vehicles stopped.
E 40.1t0 60.0 ‘ Poor progression. High delays and frequent cycle failure.
F >60 Oversaturation. Force flow. Extensive queuing,

Source: Highway Capacity Manual, Special Report 209, Third Edition, Transportation Research Board, 1994.




Figure E.3

Existing Conditions PM Peak Volumes and Lane Configurations
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Table E.2
4 , Stop Controlled Intersection Level of Service Criteria
4 LOS Stopped Delay Description
LN A <50 Little or no conflicting traffic for minor street approach.
B >5and <10 Minor street approach begins to notice presence of
RIS available gaps.
C >10and < 20 Minor street approach begins experiencing delay for
available gaps.
<+ D >20and < 30 Minor street approach experiences queueing due to a
reduction in available gaps.
E >30and <45 Extensive minor street queuing due to insufficient gaps.
F > 45 Insufficient gaps of suitable size to allow minor street
traffic demand to cross safety through a major traffic
e stream,

Source: Highway. Capacity Manual, Special Repert 209, Third Edition, Transportation Research Board, 1994.
-l Fehr & Peers Associates, Inc,, 1995,

T Table E.3
East Street Corridor Specific Plan
Ni New Development by 2020
Land Use Type New Development by 2020
Single-Family Residential 156 dwelling units
4 Multi-Family Residential 444 dwelling units
Retail 250,000 square feet
Office 586,000 square feet
i Industrial 516,000 square feet




Table E4
East Street Corridor Specific Plan 2020 Land Use Development Allocation to TAZs

TAZ Residential Retail Office Industrial
Medium Density High Density (S.E) (S.F) —(S.E)

76 75,000 119,000

80 39 il

81 39 111

84 204,000

87 59,000

162 222 20,000

163 20,000 13,000

165 135,000 113,000

167 100,000

168 100,000

169 82,000

178 N 312,000

Totals 78 444 250,000 586,000 516,000
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Figure E.4

Cumulative Conditions PM Pear Hour Volumes and Lane Configuration
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HCHM: STGNALIZ2ED INTERSECTION SUMMARY Version 2.4d 12
Center For Microcomputers In Transportation

-17-1997

Streets: (E-W) BEAMER ST {N-8) EAST sT
Analyst: FPA File Mame: BEAMER.HC®
Area Type: Other 6-27-97 PM

Comment: 2020 W/PROJECT

| Eastbound | westbound | Northbound | Southbound
L T R L T R L 7T R L T R
No. Lanes > 1 1 1 1 1 1 2 < 1 2 <
Velumes 120 320 40) 190 470 60) 110 380 40} 30 580 20
PEF or PK15]0.90 0.90 0.90]0.90 0.90 0.90]0.90 0.90 0.90 0.90 0.90 0.%0
Lane W (ft) 12.0 12.0{12.0 12.0 12.0]12.0 12.0 12.0 12.0
Grade ] 0 0 0
% Heavy veh 5 S 5 5 5 & 5 5 S 5 5 5
Parking (Y/N3 M (Y/HY N (Y/N} N (Y/N) W
Bus Stops 0 0] 0 0
Con. Peds 0 0 0 0 .
Ped Button [{Y/N)} N (Y/N) N (Y/N) K jermy o
Arr Type | 3 3) 3 3 3 3 k1 3 3
RTOR Vois | 10 10 0 0
Lost Time [|3.00 3.00 3.00]3.00 3.00 3.00{3.00 3.00 3.00{3.00 3.00 3.00
Prop. Share
Prop., Prot. | ]
Signal Operations
Phase Combination 1 2 3 4| 5 6 7 8
EB left * N8 Left * *
Thru * Yhru » *
Right * Right * *
Peds | Peds
WE Left > S8 Left *
Thru * Thru *
‘Right » | Right *
Peds | Peds
NB Right |eB Right
SB Right W8 Right
Green 30.0A 35.0A Green 6.0A 6,04 20.0A
Yellow/AR 3.0 3.0 Yellow/AR 0.6 0.0 4.0

Cycle Length: 107 secs Phase combination order: #1 #2 #5 #5

Intersection Performance Summary

Lane Group: Adj Sat  wv/c g/t Approach:
Nvmts Cap Flow Ratio Ratio Delay LOS Delay 10§
EB LT 500 1785 0.977 0.280 50.3 E 48.3 E
R 431 1538 0.077 0.280 18.3 c
¥ L 562 1799 0.373  0.327 18.0 c 27.3 D
T 592 1810 0.882 0.327 32.2 ' D
R 503 1538 0.111  o0.327 16.2 c
L 145 1719 0.844 0.084 54.2 E . 29.2 D
IR 900 3568 0.543 0.252 22.9 C
SB L 48 1719 0.685 0,028 54.1 £ 45.3 E
] 707 350 0.957 0.196 44.9 E

Intersection Delay = 36.8 sec/veh Intersection LOS = D ‘
Lost TimesCycle, L = 12,0 sec  Critical v/e(x) = 0.925

------------------------------------------------------------

-----------

£



HCM: SIGNALIZED INTERSECTION SUMMARY

Version 2.4d

Center For Microcomputers In Transportation

12-17-1997

(N-S) EAST ST

Streets: (E-W) MAIN ST
Analyst: FPA

File Name: MAIN.HCO

Area Type: Other &-27-97 PN
Comment: 2020 W/PROJECT
Eastbound Westbound | Northbound Southbound
t ¥ RJL v R}IL T R{iL T =R
............ svmr srss cmanemee meen memc]emes cmen aaee
No. lanes |1 2 < T 2 < | 1 2 < |1 2 «
Volumes 70 720 220] 150 730 150] 160 510 120] 420 970 110
PHF or PK15]0.90 0.90 0.9G]0.90 0.90 0.9¢]0.90 0.0 0.90/0.90 0.50 0.90
Lane W (ft)}12.0 12.0 12.0 2.0 |12.06 12.0 12.0 12.0
Grade 0 0 j 0 0
XHeavy¥eh} 5 S5 5 5 5 5 5 5% 5 5 5 5
pParking (Y/N) N Y/N) N J<ysuy 8 (Y/H) N
Bus Stops o - 0| 0 o
Con. Peds 1 ]| 0] 0
Ped Button |(Y/N) N CY/8) K [¢Y/N) N [¢ymd N
Arr Type | 3 3 3 3 | 3 3 | 3 3
RTOR Vols ] 0] 0| 0
Lost Time }3.00 3.00 3.00|3.00 3,00 3,00{3.00 3,00 3,00)3.00 3.00 3,00
Prop. Share : | i
Prop. Prot. | |
Signal Operations
Phase Combination 1 b4 3 4 5 6 7 8
EB  Left * NB Left *
Thru * Thru *
Right * Right *
Peds Peds
WB Left * SB Left * *
Thru » i Thru " *
Right * |  Right * i
Peds Peds
NB Right EB Right
$8 Right Wi Right
Sreen 12.0A 29.0A Green  14.0A 13.0A 22.0A
Yel Lou/AR 0.0 4.0 Yellow/AR 0.0 0.0 4.0
Cycle Length: 9B sets Phose combination order: #1 #2 #5 #6 #Y
Intersection Performance Summary i
iane Group: Adj Sat  v/c g/C Approach:
Mvmts  Cap Flow Ratio Ratio Delay 10S Delay LOS
E8 L 158 719 0.494 0.092 29.3 D 48.2 E
TR 1069 3492 1.02% 0.306 49.6 E
wB L 158 1719 1,058 0.092 104.3 F 43,8 E
R 1079 3526 0.951 0.306 3.0 D
NB L 193 1719 0.923 0.112 58.7 E 37.1% b
TR 825 3516 0.891 0.235 3.9 b
s8 L 421 1719 1.109  0.245 956.7 F 49.5 E
TR 1309 3564 0.962 0.367 32.0 B

Lost Time/Cycle, L = 12.0 sec

Intersection Delay = 45.6 sec/veh Intersection LOS = E

Critical v/c(x)

= 1.016

L LT T R R Y T O A N M e B e e R e



HCH:z SIGNALIZED INTERSECTION SUMMARY  Version 2.4d 12-17-1997
Lenter For Wicrocomputers In Transportation
Streets: (E-W) CROSS ST (N-8) EAST ST
Analyst: FPA File Heme: CROSS.HCY
Area Type: Other 6-27-97 PN
Comment: 2020 W/PROJECT
| €astbound | Westbound | Northbound | Southbound
ft+ 7 ®RJL 1T R|IL T R jL T R
........ e R Tl CEEEIC T TR [
No. Lanes > o« ] »2 ; 2 <
Volumes | 120 220 | 180 520 | 1220 180
PHF or PK15{0.90 0.90 0.90 0.90 0.90 0.90
Lane § (ft) 12.0 12.0 12.0
Grade 0 0 0
% Heavy Veh] 5 5] 5 5 5 5
Parking (Y/N) N | (YN R (Y/K) ¥
Bus Stops 0 0 4]
Con. Peds 0 0 0 0
Ped Button [(Y/N) N Y/%) N (Y/R) N
Arr Type | 3 3 3
RYOR Vols 10 0] 0
Lost Time |}3.00 3.00 3.00 3.00 | 3.00 3.00
Prop. Share | |
Prop. Prot.] i ) |
Signal Cperations
Phase Combination 1 2 3 4 | 5 6 7 8
EB Left * B Left
Thru * |  Thru *
Right » |  Right
Peds | Peds
WB  Left |s8 Left
Thru ] Thru *
Right ] right *
Peds | Peds
NB Right |EB Right
$8 Right v Right
Green 32.04 [Green  28.0A 60.0A
Yellow/AR 3.0 |retlow/ar 4.0 4.0

Cycle Length: 131 secs Phase combination order: #1 #5 #5

Lane Group:
Mvmts Cap
EB LR 353
NB LT ™
S8 TR 1653

Adj Sat
Flow

-------

v/e
Ratio
1.035
1.033
0.989

Intersection Delay =

Lost Time/Cycle, L =

2.0 sec

Intersection Performance Sumary

g/C
Ratic Delay
G.244 79.2
g.221 66.4
0.468 ara

Approach:
pelay 1t0s
9.2 F
66.4 F
37.1 D

51.1 sec/veh Intersection LOS = £

Critical v/e(x)

= 1.012



HCM: STGNALIZED INTERSECTION SUMMARY  Version 2.4d 12-17-1997
Center For Microcorputers In Transportation

Streets: (E-W) GUM AVENUE (N-S) EAST ST
Analyst: FPA File Name: GUM.HCY
Area Type: Other 6-27-97 PM

Comment: 2020 W/PROJECT

Poy

Eastboundd Westbound Rorthbound Southbourxd
L T R L T R L T R L T R
EE— vumnfevan mmme snunfancs snec smea]|aens ceme woee
¥o. tenes | > 1 < >1 1 1 2 < 1T 2 «
Volumes 30 240 80| 40 180 200) %0 520 50] 220 1020 70
PHF or PK15]0.90 0.90 0.90[0.%0 0.90 0.9G{0.90 0.%0 0.90]0.90 0.90 0.%0
Lane W (ft) 12.0 12.0 12.0]12.0 12.0 12.0 12.0
Grade 0 0 { 0 o
% Heavy Veh 5 5 35 5 5 S5 5 5 5 5 5 5
Parking {Y/N} R (YM) N (Y/N} N I(YIN) R
Bus Stops 0 0 0] 0
Con. Peds 0 0 0 0
Ped Button |[(Y/N) N (Y/M) N (Y/N) N Y/K) R
Arr Type 3 3 3 3 3 3 03
RTOR Vols 0 50 0} 0
Lost Time [3.00 3.00 3.00)3.00 3.00 3.00|3.00 3.00 3.00]3.00 3.00 3.00
Prop. Share
Prop. Prot.
Signal Operations

Phase Combination 1 2 3 4 | 5 6 7 8
EB Left * INB Left *

Theu * Thru *

Right * . Right .

Peds Peds
WB Left * SB Left * *

Thru Co» Thru " *

Right * Right * *

Peds Peds
NB Right EB Right
SB Right WB Right
Green 24.0A t4.0M Green 12.0A 14.0A 18.0A
Ye!l Low/AR 3.0 3.0 Yeliow/AR 0.0 0.0 4.0

Cycie Length: 92 secs Phase combination order: #1 #2 45 #5 #7
Intersection Performance Summary

Lane Group: Adj Sat vic g/C Approachs

Mvmts Cap Flow Ratio Rotio Delay LOS ©Delay LOS

nnnnn X memee- wwns- Suman - - LT CCE T -

£B LIR 409 1566 0.952 0.261 45.3 E 45.3 E

W LT 273 1793 0.894 0.152 45.0 E 39.1 D
R 234 1538 0.709 0.152  30.4 D

N8 L 168 119 0.595 0.098 29.6 D 32.9 D
TR 37 357 0.903 0.207 33.3 D

8 L 430 1719 0.568  0.250 2.8 ¢ 33.6 D
LL 1286 3584 0.989 0.359¢  36.0 b

Intersection Delay = 35.6 sec/veh Intersection LOS =D
tost Time/Cycle, L = 12,0 sec  Critical v/c{x) = 0.917

-------------------- L L



HCM: SIGNALIZED INTERSECTION SUNMARY Version Z.4d
Center For Microcomputers In Transportation

12-17-1997

(N-S) EAST ST
File Name: GIBS.HC

Streets: (E-W) GIBSON RD
Analyst: FPA

9

Area Type: Other 6-27-97 PH
Comment: 2020 W/PROJECT
{ Eastbound | wWestbound | Northbound | Southbound
ft 1T ®jL T ®jr T RJL T R
............ Jewns come wmmnfrman cee crnn]ene deen e
No.tames §1 2 < f1 2 1 |1 2« |1 2 <«
Volumes 100 680 240] 110 450 240] 310 320 180] 370 540 180
PHF or PK15]0.90 0.90 0.90]0.90 0.90 0.90[0.90 0.90 0.90}0.90 0.90 0.50
Lane W (ft}]|12.0 12.0 12.0 12.0 12.0]12.0 12.0 12.0 12.0
Grade 0 0 0 0
ZHeavy Veh{ 5 5 5] 5 S5 S5 § 5 5 § 5 3§
parking I(YIN) R (Y/N) N {Y/N) N Y/ N
Bus Stops 0 0 [+ 0
Con. Peds 0 0 ¢ 0
Ped Button J(Y/N) X (Y/N) N (Y)Y N (Y/RY R
Arr Type 3 3 3 3 3l 3 3 3 3
RICR Vols 0o 50| 0 0
Lost Time |3.00 3.00 3.00[3.00 3.00 3.00]3.00 3.00 3.00|3.00 3.00 3.00
Prop. Share |
Prop. Prot. | H
Signal Operations
Phase Combination 1 ] 3 [ 5 & 7 8
EB Left b NB Left b
Thru * Thru *
Right . * Right *
Peds Peds
e Left * SB Left *
Thru * Thru *
Right » Right hd
Peds Peds
N8 Right EB Right
S8 Right W8 Right
Green 12.0A 42.0A Green 32.0A 30.0A
Yellow/AR 0.0 4.0 . Yetlow/AR 0.0 4.0
Cycle Length: 124 secs FPhase combination order: #1 ¥2 #5 #5
Intersection Performance Summary
Lane Group: Ad] Sat v/c g/C Approach:
Mvmts Cap Flow Ratio Ratio ©Detay LOS Delay L0S
EB L 125 1719 0.890 0.073 70.4 F 33.5 D
R 1205 3474 0.872 0.347 29.6 D
WL 125 1719 0.978 0.073 92.1 F 29.6 ]
T 1255 3619 0.604 0.347 22.2 ™
R 533 1538 0.396 0.347 20.1 c
' 402 {719 0.856 0.234 40.8 E 33.2 D
TR 856 3424 0.682 0.250 28.7 D
SB L 402 1719 1.022 0.234 71.4 F 54.5 E
TR 8714 3483 0.965 0.250 462 £
Intersection Delay = 38.4 sec/veh Intersection LOS = D
Lost Time/Cycle, L = 12.0 sec Critical v/c(x) = 0.945



HCM: SIGNALIZED INTERSECTION SUMMARY Version 2.4d

12-17-1997

Center For NMicrocomputers In Transportation

Streets: (E-W) COURT/NORTH/LEMEN (N+S) EAST ST
Analyst: FPA File Name: COURTREV.HC?
Area Type: Other 6-27-97 PN
Comment: 2020 W/PROJECY
| Eastbound | Westbound Northbound Southbound
| L T R l L T R L T R L T R
............ [soen nes mmnafucns mems ceen]enes cen weus
No. Lenes |3 1 L I SR R S S S | 1 2 1
Volumes ] w00 80 220[ 120 100 30| 320 440 80] 70 1000 100
PHF or PK15]0.90 0.90 0.90]|0.90 0.0 0.90]|0.90 0.90 0.$0]0.90 €.90 0.90
Lane W (ft)[12.0 12.0 12.0}12,0 12.0 12,0]12.0 12.0 12.0]12.0 12.0 12.0
Grade i 0 i 0 ] 0
XHeavyVeh] 5 5 5 5 5 S 5 5 S 5 5 5
Parking (Y/N) K (Y/H) N (Y/i) N (Y/N) B
Bus Stops 0 ]| ]| 0
Con. Peds | o] 0] 0 0
Ped Button |(Y/N) N (Y/NY N Y/R) N (Y/N) N
Arr Type 3 3 3 3 I 3 3 I 3 3 3 3
RTOR Vols 10 10 1] 0
Lost Time }3.00 3.00 3.00}3.00 3,00 3.00]3.00 3.00 3.00/3.00 3,00 3.00
Prop, Share '
Prop. Prot. |
Signat Operations
Phase Combination 1 2 3 4 | 5 6 7 a8
£EB Left * NB lLeft * *
thru * Thru w *
Right _ ’ Right * *
Peds Peds
8  left * S8 left »
Thru * Thru »
Right * Right *
Peds Peds
NB Right EB Right = *
SB Right W8 Right
Green 10.0A 14.0A Green 10.0A 15.0A 31.0A
Yel low/AR 3.0 3.0C Yellow/AR 0.0 0.0 4.0
Cycle tength: 90 secs Phase combination order: #1 #2 #5 #6 ¥7
Intersection Performance Summary
Lane Group: Adj Sat v/c a/t Approach:
Mvmts Cap Flow Ratio Ratio Delay LOS Delay LOS
1 T N (bl 719 0.5817 0,11 27.7 17.6 c
T 282 1810 0.316  0.156 22.0 c
.R 656 1538  0.350 0.433 11.1 B
WE L 191 1719 0.696 0.11 32.0 D ar.1 b
T 282 1810 0.394 0.156 22.6 c
R 239 1538 0.092 0.156 21.0 c
HB L 420 1719 0.847 0.244 .2 D 16.4 c
T 1890 3619 0.271 0.522 7.8 B
R 803 1538 0.111 0,522 7.0 B
S8 L 134 1719 0.583 0.078 30.4 D 24.0 c
T 1287 35619 0.907 $.356 24.7 c
R 547 1538 0.203 0.356 13.0 B

Intersection Delay = 21.0 sec/veh Intersection LOS = C

Lost Time/Cycle, L = 12.0 sec Critical v/c(x) = 0,771

-----------------------------------------------------------------------



HCS: Unsignalized Intersections

Release 2.1d

COURTREV.HCO

Center For Nicrocomputers In Transportation
University of Florida .
512 Weil Hall

Gainesville, FL

Phs (904) 392-0378

32611-2083

Streets: (N

=S} EAST STREEY

Major Street Direction.... NS
Length of Time Analyzed... 15 (min)
AnAlYSt.cesccrrernsarensns FPA
Date of AnalysiS....c.uea. 6727797

(E-W) COURT SY

Other Information...e.....2020 W/ PROJECT M
Two-way Stop-controlled Intersection
Nor thbound Southbound Eastbound Westbound
t T R L T R L T R L T R
i L L LR T T TRCruss P rairey N
No. Lanes 0 2 4] 0 2 <0 0 0 1 0 0 0
Stop/Yield N N
Volunes 730 1180 160 330
PHF .9 9 .9 9
Grade 0 0 ]
MC's (%)
SU/RV ‘g (X)
tV's (%)
PCE’s 1.10
Adjustment Factors
Vehicle Critical Follow-up
Haneuver Gap (tg) Time (tf)
Left Turn Hajor Road 5.50 2.10
Right Turn Rinor Road 5.50 2.60
Through Traffic Winor koad 6.50 3.30
Left Turn Minor Road 7.00 3.40




#CS: Unsignelized Intersections Release 2.1d COURTREV.HCO

Page 2

VWorksheet for TWSC Intersection

--------------------------------------------------------

Step 1: RT from Minor Street wB £B
Conflicting Flows: (vph) 744
Potential Capacity: (peph) 58%
Hovement Capacity: (pcph) 581
Prob. of Queue-Free State: 0.30
Intersections Performance Summary
Avyg. 95%
Flow  Move Shared Total Queue Approach
Rate Cap Cap Delay Length LOS Delay
Novement (pcph)  (peph) (peph)(sec/veh) (veh) {sec/veh)
19.1
EB R 404 58% 19.1 5.3 c

Intersection Delay = 2.6 sec/veh



HCS: Unsignalized Intersections

Release 2.1d

EQAK . HCO

Page 1

Center For Microcomputers In Transportation
University of Florida

512 Weil Hall .
Gatnesville, FL  32611-2083%
Ph: (904) 392-0378

Streets: (N-S) E. OAK AVE.

Major Street Direction.... NS

Length of Time Analyzed... 15 (min)
AnBlyst..ciereraecasesanss FPA

Date of Analysis...uvvnase 6727797
Other Information..usee.«.2020 W/PROJECT
Two-say Stop-controlled Intersection

PM

(E-W) EASY ST

Northbound | Southbound | Eastbound Westbound

L T RJL T ®RJL T RJL T
Ho. Lanes 0 2 <0 0 2 0 1] 0 0 0 0 1
Stop/Yield N N
Volumes i 580 60 1400 120
PHF | 9 .9 .9 .9
Grade 0 1 0
MC's (%) | 0
SU/RV's (%) ' ] 0
Vs Xy | | 10
PCE's | | ! 1.10

Adjustment Factors

Vehicle Critical Fol Low-up
MNaneuver Gep (t9) Time (tf)
Left Turn Major Road 5.50 2.10
Right Turn Minor Road 5.50 2.60
Through Traffic Minor Road 46.50 3.30
Left Turn Minor Road 7.00 3.40



KCS: Unsignalized Intersections Releasse 2.1d EOAK, HLO Page 2

Worksheet for TWSC Intersection

....................... P L L L L T N e

Step 1: RT from Rinor Street . WB EB
Confiicting Flows: (vph) 356
Potentiel Cepacity: (pcph) 914
Movement Capacity: (pcph) 14
Prob. of Queue-Free State: 0.84

------------------- A A G S I D R e e U

Intersection Performance Summary

Avg., 95%
Flow Move Shared Total Queue Approach
Rate Cap Cap Delay Length LOS Delay
Movement {pcph) (pcph) (pcph)(sec/veh) (veh) {sec/veh)
4.7
W R 146 v 4L 4.7 6.6 A

Intersection Delay = 0.3 sec/veh



HCS: Unsignal ized Intersections Release 2.1d OAK.HCO Page 1
Center For Microcomputers In Transportation
University of Florida
512 Weil Hall
Gafnesville, FL  32611-2083
Ph: (904) 392-0378 .
Streets: (N-S) OAK AVE. (E-W) EAST ST
Major Street Direction.... NS
Length of Time Anatyzed... 15 (min)
Aalyst. i iiierieinrencans FPA
Date of Analysis.......... 6/27/97
Other Information.........2020 w/ PROJECT M
Two-way Stop-controtled Intersection

{ Northbound Southbound Eastbound | Westbound

L T R L 8 T R L T R ! L T R
No.lanes |0 2 0 |0 2 <0 |0 o0 1}0o o0 o
Stop/Yield N ] |
Volumes 780 1260 80 140
PHF .9 9 .9 .
Grade 0 | 0
MC's (%) |
. SU/RV’s (X} ]
Vs (%) |
PCE's | 1.10]
Adjustment Factors

Vehicle Critical Follow-up
Maneuver Gap (tg) Time (tf)
Left Turn Major Road 5.50 2.10
Right Turn Minor Road 5.50 2.60
Through Traffic Ninor Road 6.50 3.30
Left Turn Winor Road 7.00 3.40



HCS: Unsignalized Intersections Release 2.1d QAK.HCO

Worksheet for TWSC Intersection

uuuuu S A S o R S A L A e N e MW

Step T: RT from Minor Street uB EB
Conflicting Flows: {vph) T4
Potential Capacity: (peph) 581
Movement Capacity: (peph) 581
Prcb. of Queue-Free State: 0.70
Intersection Performance Summary
Avg. P5%
Flou Move Shared Total GQueue Approach
Rate Cap Cap Detay Length LOS  Delay
Movement (peph)  (peph) (pcph)(sec/veh) (veh) {sec/veh)
8.8
E8 R 172 581 8.8 1.3 B

Intersection Delay = 0.5 sec/veh
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Center For Microcomputers In Transportation
University of Florida

512 weil Hall

Gafnesville, FL.  32611-2083

Ph: (904) 392-0378

Streets: (M+S) PENDEGAST ST. (E-W) EAST ST
Major Street birection.... NS

Length of Time Analyzed... 15 (min)
Anelyst.eicinerassenncraas FPA

Date of AnalysiS.......ue. 6727797

Other Information.........2020 W/ PROJECT PN

Two-way Stop-controlled Intersection

| Northbound | Southbound Eastbound Westbound
L T R L 7 R L T R L T R

No. Lznes g »2 o 0 2 <0 |0 >0 <0 |O 0o 0
Stop/Yield L] N
Volumes 10 670 1380 40| 20 50
PHF 2.9 9 9 .9 Ry
Grade | 0 | 0 H 9 |
MC's (%)

SU/RV's (%)
CV’'s (%)

PCE’s |1.10 | 1.10 1.10§

Adjustment Factors

Vehicle Critical Follow-up
Maneuver Gap (tg) Time (tf)
Left Turn Major Road 5.50 . 2.10
Right Turn Minor Roed 5.50 2.60 ,
Through Traffic Minor Rond 4.50 1.3

Left Turn Minor Road 7.00 3.40
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Worksheet for TWSC Intersection

-------- L R D Ll N LT Y pepuppepeypp

Step 1: RT from Minor Street L] E3
Conflicting Flows: (wvph) - 7as
Potential Capacity: (peph) 552
Movement Capacity: (pcph) 552
Prob, of Queue-Free State: 0.89
Step 2: LT from Major Street s NB
Confiicting Flows: (vph) 1577
Potential Cepacity: (pcph) 244
Movement Capacity: (pcph) 244
Prob. of Queue-Free State: 0.95
TH Saturation Flow Rate: (pcphpl) 3400

RY Saturation Flow Rate: (pcphpl)
Major LT Shared Lane Prob.

of Queue-Free State: 0.9%
Step 4: LT from Minor Street wB EB
Conflicting Flows: (vph) 2310
Potentisl Cepacity: (pcph) 35
Rajor LT, Minor TH ]

Impedance Factor: 0.94
Adjusted Impedance Factor: G.9%
Capacity Adjustment Factor

due to Impeding Movements 0.9
Movement Capacity: {pcph) 33

Intersection Performance Summary

Avg, 95%
Flow  Move Shared Total Queue Approach
Rate Cap Cop Delay Length LOS  Delay
Novement Cpeph)  (pephy (peph){sec/veh) (veh) (seclveh)
EB L 24 33 >
102 121.0 3.9 F 121.0
EB R &2 352 >
kB L 12 244 15.5 0.0 c 0.2

Intersection Delay = 4.0 sec/veh



HCM: SIGNALIZED INTERSECTION

SUMMARY  Vers

ion 2.4d

Center For Microcomputers In Transportation

12-17-1997

Streets: (E-W) BEAMER ST
Analyst: FPA

{N-S

Y EAST 8T

File Name: BMRREV.HCY

Area Type: Other 6-27-97 PK
Comment: 2020 W/PROJECT M/MITIGATION
| Eastbound | Westbound Northbound | Southbound
ft T R JL T R JL T v 1 R
.................................... fomes wvne anee
Ho. Lanes | 1 1 < 11 111 2 < | 2 <
Volumes ] 120 320 40] 190 470 60| 110 380 40] 30 580 20
PHF or PX15]06.90 0,90 0.90{0.90 0.90 0.90]0.90 0.90 0.90]0.90 0.90 0.90
Lane W (ft)]12.0 12.0 12.0 12.0 12.0{12.0 12.0 12.0 12.0
Grade 1 o 0 0 0
X Heavy Veh] 5 5 5 5 5 5 5 5 5 5 5 5
Parking [¢Y/Hy W {(Y/N) N (Y/H) N Jormy N
8us Stops | o 0 0 ]
Con. Peds ¢ 0 0 0
Ped Button |(Y/N) ¥ (Y/H) N (YN N Y/ N
Arr Type 3 3 3 3 3 3 3 I 3 3
RTOR Vols 10 10 0 0
Lost Time |3.00 3.06 3.00{3.00 3.00 3.00|3.00 3.00 3.00]3.00 3,00 0.0D
Prop. Share }
Prop. Prot. | |

------ T YA 00 e Al e e R S0 e R P e

Signal Operations

Phase Combination 1 2 3 4 5 6 7 8
EB Left - NB Left bd *
Thru * Thru * *
Right * Right * b
Peds Peds
WB tLeft * * SB Left *
Thri b » Thru »*
Right * | Right *
Peds Peds
NB Right EB Right
SB Right W8 Right
Green 12.0A 6.0A 20.0A Green 6.0A 6A,0A 18.0A
Yellow/AR 0.0 0.0 3.0 Yellow/AR 0.0 0.0 4.0
Cycle Length: 75 secs Phase combination order: #1 #2 #3 45 #5 #7 |
intersection Performance Summary
Lane fGroup: Adj Sat v/e g/t Approach:
Kvmts Cap Flow Ratio Retio Delay LOS Delay LOS
€8 L 206 1719 0.645 0.120 25.0 € 24.3 c
TR 476 1786 0.817 0.267 24.0 c
W L 384 1719 0.614 0.200 20.0 c 20.2 C
) 627 1810 0.832 0.347 21.0 c
R 410 1538 0.137  0.267 13.5 B
N L 206 Te 0591 0.120 23.4 c 14.8 B
TR 1189 3568 0.411  0.333 12.6 B
$8 L &9 1719 0.480 0.040 26.7 D 19.3 c
™" 912 3401 0.72% 0.253 18.9 ¢
Intersection Delay = 19.5 sec/veh Intersection LOS = C
Lost Time/Cycle, L = 12,0 sec Critical v/e(x) = 0.743

-

---------------- Rt e L L R L L L R R T .



HCM: SIGNALIZED INTERSECTION SUMMARY Version 2.4d 12-17-1997
Center For Microcomputers In Transportation

Streets: (E-W) MAIN ST {N-8) EAST ST
Analyst: FPA File Hame: RAINREV.HCY
Area Type: Other 6-27-97 PM

Comment: 2020 W/PROJECT W/MITIGATION

Eastbound Wes tbound Kerthbound Southbound
L T R L T R L T R L T R
No. Lanes 1 2 1 1 2 < 1 2 < 1 2 «
Volumes 70 720 220} 150 730 150f 160 570 120| 420 970 110
PHF or PK15{0.9C 0.90 0.90]0.90 0.90 0.90]0.90 0.90 0.90]0.90 0.90 0.50
Lene W (ft)[12.0 12.0 12.0{12.0 12.0 12.0 12.0 12.0 12.0
Grade | 0 0 | 0 c
XMBeavyvehl 5 S5 5] 5 5 5 5 5 5 5 5 5
Parking (YA N (Y/H) R (Y/H) R (Y/N) R
Bus Stops 0 0 0 0
Ccon. Peds 0 0 V] 0
Ped Button |(Y/N) N [{ymd N (Y/R) B CY/NY N
Arr Type 3 3 3 3 13 3 3 3 3
‘RTOR Vols | 0 0| 0 ]
Lost Time |3.00 3.00 3.00]3.00 3.00 3.00}3.00 3.00 3.00{3.00 3.00 3.00
Prop. Share
Prop. Prot. |
Signal Operations

Phase Combination 1 2 3 4 | 5 6 7 8
EB Left * NB Left *

Thru . Thru *

Right * Right *

Peds Peds
W8 Left * SB lLeft * *

Thru » Thru * w

Right * Right * »

Peds Peds
NB Right EB Right
SB Right U Right
Green 12.0A 24.0A Green 12.0A 14.0A 20.0A
Yellow/AR 0.0 4.0 Yeliow/AR C.0 0.0 4.0

Cycle Length: 90 secs Phase combination order: #% #2 #5 #5 #7

intersection Performance Summary
Lane Group: Adj Sat v/c g9/C Approach:
Hvmts Cap Flow Ratio Ratio Delay LOS Delay LOS

----- m-mne LE T Y LTy - - - - "w-

EB L 12 1719 0.454  0.100 26,0 b 233 c
T 1005 3619  0.836 0.278 241 c
R &27 1538 0.571  0.278 19.4 <

i oL 172 1719 0.971  0.100 70.7 F 58.7 E
T® o7 3526 1.049 0.278 56.8 E

N L 72 1719 1.035  0.100 90.7 F 42,2 E
TR 820 35% 0.896 0.233 30.5 D .

- S 439 1719 1,063 0.256  74.4 F 372 D
TR 1386 3564 0.909 0.389 23.4 c

Intersection Delay = 40.0 sec/veh Intersection LOS =D
Lost Time/Cycle, L = 12.0 see Critical v/c(x) = 1.003

------------------------------------- T e L e e



HCM: STGNALIZED INTERSECTION SUMMARY
Center For Microcomputers In Transportation

Version 2.4d

12=-17-1997

Lost Time/Cycle, L = 12.0 sec

Intersection Delay =

Streets: (E-W) GUM AVENUE (N-S) EAST ST
Analyst: FPA File Name: GUMREV.HCS
Area Type: Dther 6-27-97 PH
Comment: 2020 W/PROJECT W/MITIGATION
| Eastbound Westhound Northbound Southbound
L T R L T R L T R L T R
No. Lanes 1 1 < 1 1 1 1 2 < 1 2 <
Volumes | 30 260 80] 40 180 200] 90 5206 50{ 220 1020 70
PHF or PK15]0.90 0.90 0.90{0.90 0.90 0.90]0.90 0.90 0.900.90 0.90 0.90
Lane W (ft)|12.0 12,0 12.0 12.0 12.0|12.0 2.0 12.0 12.0
Grade 0 ] 0 0
% Heavy Veh 5 5 51 & 5 5 5 5 5 5 5 5
Parking (Y/N) N Jeysny N CY/N) N (Y/NY B
Bug Stops of 0 0 0
Con. Peds 0] 0 0 o
Ped Button [¢Y/N) N [¢ymy N IS4 N feymy w
Arr Type 3 3 { 3 3 3 3 3 3 3
RTOR Vols o 50 o 0
Lost Time {3.00 3.00 3.00{3.00 3.00 3.00|3.00 3.00 3.00|3.00 3.00 3.00
Prop. Share | |
Prop. Prot. | i
Signal Operations
Phase Combination 1 2 3 4 5 6 7 8
EB Left w NB Left *
Thru » Thru *
Right bt Right *
Peds Peds
WB Left * SB Left b *
Thru hd Thru * *
Right had Right i *
Peds Peds
N8 Right EB Right
$B Right W8 Right
Green 4.0A 16.0A Green 10.0A 14,04 18.0A
Yellow/AR 3.0 3.0 Yellow/AR 0.0 0.0 4.0
Cycle Length: 72 secs Phase combination order: #1 #2 #5 #5 ¥7
Intersection Performance Summary
Lane Group: Adj Sat  v/c g/t Approach:
Mvmts Cap Flow Ratio Ratio Dbelay LOS Delay LOS
.EB L 96 1719 0.346  0.056 22.0 c 35.5 [+]
TR 387 1742 0920 0.222 36.8 D
13- T 8 26 1719 0.461 0.056 23.8 c 17.4 c
T 402 1810 0.497 0.22? 16.6 c
R 342 1538 0.486 0.222 16.7 c
NB L 167 1719 0.598  0.097 24,2 c 18.1 c
TR 942 357N 0.707 0.264 17.2 c
S8 L 504 1719 0.487  0.2%92 14.2 B 12.6 ]
TR 1843 3584  0.774  0.458 12.3 B

17.5 sec/veh Intersection L0OS = C

Critical v/c(x)

= 0,772

--------------------------- R . e e R RN -



HCM: SIGNALIZED INTERSECTION SUMMARY Version 2.4d 12-17-1997
Center For Microcomputers In Transportation

Streets: (E-W) CROSS ST {N-5) EAST ST
Analyst: FPA File Name: CROSS.HCY
Area Type: Other 6-27-97 PN
Comment: 2020 W/PROJECT w/MITIGATION

| Eastbound Westbound Horthbound | Southbound

t 1T R L 7 r it v R i T R

........................ B LT T
Ho. Lanes 1 1 | 1 2 ] 2 <
Volumes 120 220 ’ 180 520 | 1220 180
PKF or PK15|0.90 0.90 0.90 0.90 ] 0.99 0.90
Lane ¥ (ft)|12.0 12.0 [12.0 12.0 12.0
Grade 0 0 0
% Heavy Veh 5 5 5 5 5 5
Parking CY/N) N | (Y/R} N (Y/N) ¥
Bus Stops | | ]| 0
Con. Peds 0 o 0 0
Ped Button [(Y/N) N (Y/H) R (Y/N) N
Arr Type 3 3 3 3 3
RTOR Vols 10 0 0
Lost Time |[3.00 3.00 3.00 3.60 3.00 3.00
Prop. Share
Prop. Prot.|

Signal Operations
Phase Combination 4 2 3 44

*
o
~
o

EB Left * |uB  Left
Thru * Thru *
Right * : Right
Peds . Peds

wE Left $B Left
Thru Thru *
Right Right *
Peds | peds

N8 Right EB Right

SB Right W8 Right

Green 18.0A Green 20.0A 50.0A

Yellow/AR 3.0 Yetlow/AR 4.0 4.0

Cycle Length: 99 secs Phase combination order: #1 #5 #6

intersection Performance Summary
Lane Group: Ad) Sat v/c 9/C Approsch:
Hvmts Cep F Llow Retio Ratio Delay LOS Delay 1LOS

£EB L 313 1719 0.426 0.182 23.8 ¢ 33.0 b
R 280 1538 0.833% 0.182 8.2

WM L 365 1719 0.548 0.212 23.8 ¢ 26.8 D
T 768 3619 0.791  0.212 27.8 b

S8 IR 1828 3549 0.894 0.515 18.4 € 18.4
intersection Delay = 22.7 sec/veh Intersection LOS =
Lost Time/Cycle, L = 9.0 see Critical vfe(x) = 0.858

o0



HCM: SIGNALIZED INTERSECTION SUMMARY Version 2.4d 12-17-1997
Center For Microcomputers In Transportation

Streets: (E-W) GIBSON RD {N-S) EAST ST
Analyst: FPA File ¥sme: GIBS.HC®
Area Type: Other 6-27-97 M

Comment: 2020 W/PROJECT W/MITIGATION
Eastbound | Westbound | Northbound | Southbound
Lt T R JL Y Rt T R JL T =R

. wnew .....-I.... mare wmmelencs wvane anaw

2 2 1
370 540 180
90 0.90 0.90

1 2 < 1 2 t]2 2 1
100 660 240| 110 650 240| 310 320 180

|
|
i~
No. Lanes |
Volumes i
PHF or PK‘!S!O.'?O 0.90 0.90[0.90 0.90 0.90}0.90 0.90 0.90
|
I

|

I

|

jo
Lane W (ft)[12.0 12.0 }12.0 12,0 12.0]12.0 12.0 12.0]12.0 12.0 12.0
Grade 0 | 0 ¢ i 0
XHeavyveh] 5 5 51 5 5 5 5 5 5 5 5 5
Parking  [CY/N) N Jeymy W (Y/H) N [Crmey 8
Bus Stops | 0| 0 0 0
Con. Peds | 0] 0 0 0
Ped Button [(Y/N) ¥ farmy N o/ N (YN N
ArrType | 3 3 | 3 3 33 3 3 35 3 35 3
RTOR vols | 0} 50 ]| 0
Lost Time |3.00 3.00 3.00{3.00 3.00 3.00{3.00 3.00 3.00|3.00 3.00 3.00
Prop. Share| | :
Prop. Prot. | | |

wesaww LA L DL T Y I Py L T whAR ST m ..y LA AL EL T T TY LY T TN -

Signal Operations

Phase Combination 1 2 3 6 | 5 6 7 8

EB Left * ' KB Left *
Thru b Thru *
Right * Right *
Peds Peds

Wl Left * SB Left w
Thru * - Thru *
Right * Right *
Peds Peds

NB Right EB Right

S8 Right W8 Right

Green 12.0A 34.0A Green  16.0A 18.0A

Yellow/AR 0.0 4.0 Yellow/AR 0.0 4.0

Cycle Length: 88 secs Phase combination order: #1 #2 #5 %5
Intersection Performance Summary
Lane Group: Adj Sat  wv/e a9/c Approath:
Mvints Cap Flow  Ratio Ratio Delay LOS Dpelay LOS

----- wasm teeman. LEE T LY S - - - LY}

EB L 176 1719 0.631 0.102 29.4 D 17.8 c
LL 1382 34674 0.760 0.398 16.5 c

B L 176 1719 0.694 0,102 32.2 1] 15.2 c
T 1439 3619 0.527 0.3%8 13.3 B
R 612 1538 0.345 0.398 12.1 B

HB t 508 3438 0.697 0,148 25.9 b 22.7 c
T 781 3619 0.479  0.216 19.9 c
R 332 1538 0.602 0.216 22.3 c

S8 L 508 3438 0.853 (0.143 3.4 ) 27.0 D
T 1) 3619  0.806 0.215 25.5 D
R 332 1538 0.602 0.216  22.3 c

Intersection Delay = 20.8 sec/veh Intersection LOS = C
Lost Time/Cycle, L = 12.0 sec Critical v/c(x) = 0.776
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1. EXECUTIVE SUMMARY

This document reports the resuits of a cultural resource investigation of 11 buildings within
the East Street Corridor in the City of Woodland. The investigation was conducted by JRP
Historical Consulting Services, under contract with Mogavero Notestine Associates, which
was in turn under contract with the City of Woodland. Mogavero Notestine is preparing
a specific plan for the East Street Corridor, along and near the old alignment of Highway
113 in Woodland.

In its contract with Mogavero Notestine, JRP Historical Consulting Services agreed to
evaluate 11 older properties within the East Street Corridor for potential eligibility to two
programs: the National Register of Historic Places; and the “Historical Resources
Inventory Study List Evaluation Criteria,” developed by the City of Woodland Historical

Preservation Commission.

The two programs -- the National Register of Historic Places and the Historic Preservation
program of the City of Woodland -- employ different criteria. The City of Woodland
Historical Preservation Commission adopted “Historical Resources Inventory Study List
Evaluation Criteria” on March 23, 1995. These criteria include three sections: the
eligibility criteria for the National Register of Historic Places; “Local Historical
Significance based on Historical Patterns,”; and “Other Criteria.” These are also
reproduced in Appendix 1.

The National Register criteria include several exclusions. Among these are an exclusion
for listing properties that are less than 50 years old unless they can be shown to be
“exceptionally significant.” In addition, the criteria require that a property retain
“integrity of location, design, setting, materials, workmanship, feeling and association.”
This requirement generally refers to the authenticity of a historic property, the degree to
which its current appearance resembles its historic appearance.

The City of Woodland Criteria fall into two categories: association with local historical
trends (industrialization, urbanization, immigration, centralization and bureaucratization,
accelerated communication, and institutions); and 10 specific criteria. The ten specific
criteria offer examples of specific properties or individuals to illustrate how the criteria

might be applied.

The City of Woodland criteria address the 50 year exclusion and integrity requirements
through adoption of the National Register criteria. The Study List Criteria were adopted
by the City Council in July, 1995 and have not yet been applied by the Historic
Preservation Commission. Because the Criteria were adopted so recently, there is no body
of precedents to indicate how the Criteria will be applied by the Commission.



JRP Historical Consulting Services sought the advice of the staff to the Historic
Preservation Commission, Ron Pinegar, with respect to the intent of the City Council in
adopting these criteria. Of particular interest were three areas: treatment of the 50 year
exclusion; treatment of integrity, and evaluation of properties in a strictly local context,
i.e. within a context confined to the city limits of Woodland. Mr, Pinegar’s useful
observations were incorporated into this report and the attached inventory forms. (Personal
Communication, Ron Pinegar, 8/21/96)

In applying the criteria for the National Register of Historic Places, JRP relied upon
published guidelines from the National Park Service, particularly National Register
Bulletin 15, “Guidelines for Applying the National Register Criteria for Evaluation.

In applying the Historical Resources Inventory Study List Evaluation Criteria, JRP relied
upon the text of the criteria as well as the guidance from Mr. Pinegar. Specifically, JRP
assumed that the 50 year exclusion would be applied in the manner prescribed in National
Register Criteria; and that integrity would be assessed on a case-by-case basis, depending
upon the history of the building in question and the nature of the modifications that
occurred there, JRP also assumed that the definition of a “local” context referred to the

city limits of Woodland,

2. HISTORIC CONTEXT

The East Street Corridor is now within the city limits of Woodland. Major commercial
development along East Street and to the east, as well as large-scale residential
development as far east as County Road 102, have brought East Street to a position that
is the approximate center of the town from the east to the west.

Historically, however, the area treated in this evaluation was the edge of town; indeed,
most of the 11 properties treated in this report were outside the city limits until recent
years. The history of this corridor, then, calls for an evaluation context that differs from
one that would be used for other areas of the city; different from the context for the
commercial core along Main Street, for example, or the many historic residential areas of

the city.

The context for the East Street Corridor needs to take into account three major uses of the
area over time: fransportation, industrial development, and support facilities for the
agricultural industry. East Street was, until recent years, Highway 113, the principal
north-south corridor in Yolo County. Highway 113 connected Davis and Woodland and
served as the gateway to northern Yolo County, Yuba County, and beyond. Not
surprisingly, the East Street Corridor includes numerous examples of roadside commercial
properties: motels, gasoline stations, and so forth. These are found in greater number
along East Street than elsewhere, simply because Highway 113 was the major thoroughfare
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in the area. The East Street Corridor was also an important industrial area within
Woodland, being one of few areas that historical was zoned for industrial uses. Because
of this, a variety of industrial buildings may still be found along this corridor. Finally, the
East Street Corridor, with excellent (for the time) rail and highway access developed as a
service area for the local agricultural industry, with support resources r'mgmg from grain
silos to oil service buildings.

The local context is useful for understanding the importance of individual properties under
the Study List Criteria adopted by the City of Woodland. As discussed below, none of the
11 properties appears to qualify for listing in the National Register, for a variety of reasons
discussed on an individual basis in the attached DPR 523 forms. Within a strictly local
context, however, some of these properties do appear to meet the Study List Criteria when
understood in the context of the use of the East Street Corridor over time.

3. FIELD AND ARCHIVAL METHODS

Field recordation of the 11 buildings proceeded according to established cultural resource
inventory methods. In all instances, this involved on-site inspection of the property,
extensive photography, field recordation of notable attributes, apparent modifications, and
other salient attributes of the buildings. In most instances, field work also involved
creation of sketch site plans and interviews with property owners.

Archival research was conducted chiefly at sources in Woodland, Davis, and Sacramento.
This included: research in Sanborn Fire Insurance Records, city directories, the files of the
Yolo County assessor, Woodland Historic- Preservation Commission, Yolo County
Archives, and the Yolo County Museum. Other specialized archives, including the Hays
Truck Museum, were consulted as appropriate.

4. CONCLUSIONS

It is concluded that none of the 11 properties meet the criteria for listing in the National
Register of Historic Places. The reason for ineligibility differs from one property to the
next; these are discussed in detail in the attached DPR 523 forms.

It is concluded, however, than three of the 11 properties appear to meet the City of
Woodland, “Historical Resources Inventory Study List Evaluation Criteria.” The reasons
for the eligibility of the three properties and ineligibility tor the others are discussed in
greater detail in the attached DPR 523 forms [see Table 1].
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The three properties that appear to meet the Study List Criteria do so for different reasons.
The Motroni-Heard property (1016-1050 Beamer Street) appears to qualify for listing
strictly on the basis of its association with Joseph Motroni, an individual who was of
considerable importance to the building trades and construction industry in Woodland. His
importance is so widely-recognized that he is mentioned by name in the Study List
Criteria. The Peart Warehouse property (1225 East Oak Avenue) appears to qualify
strictly on the basis of its association with the trucking operation of A.W. Hays, an
individual and a firm of great importance to the history of the c¢ity. The Warford’s Auto
Sales building (315 East Street) appears to qualify for listing on architectural grounds
because it represents the best extant example in Woodland of a pre-19435 gasoline station.

Table 1. Eligiblity of Building Evaluated.

Address ational Register Woodland
255 C Street Not Eligible Not Eligible
1016-1050 Beamer Street Not Eligible Eligible
315 East Street Not Eligible Eligible
515 East Street Not Eligible Not Eligible
565 East Street Not Eligible Not Eligible
607 East Street Not Eligible Not Eligible
609 East Street Not Eligible Not Eligible
1020 East Street Not Eligible Not Eligible
1111 Gibson Road Not Eligible Not Eligible
1121 Gum Avenue Not Eligible Not Eligible
1225 East Oak Avenue Not Eligible Eligible

S. RELATIONSHIF OF THIS REPORT TO CITY OF WOODLAND
LANDMARKS PROGRAM AND DESIGN CONSIDERATIONS FOR USE IN
THE EAST STREET CORRIDOR SPECIFIC PLAN

The City of Woodland is the ultimate custodian of its own landmarks program, mciudlng
the “Historical Resources Inventory Study List Evaluation Crlterla - The preservation
ordinances of the City of Woodland set-forth an orderly process for deciding which
properties do or do not qualify for listing in that program. The conclusions presented in
this report reflect the professional judgment of JRP IHistorical Consulting Services, based
upon decades of experience in working with national, state, and local landmarks programs.
The final judgment on eligibility to the City's program, however, rests with the city itself,
With respect to the 11 properties treated in this report, it is important that the City of
Woodland recognize and exercise its authority over the ordinances and criteria, particularly
in light of the fact that the Study List criteria were adopted a little more than one year ago
and have been largely untested to this point, '

4



A few observations are in order to define the relationship between historic preservation
concerns and the concerns of urban design and land use planning. The larger East Street
Corridor plan must take into account a broad range of economic, social, and aesthetic
concerns, most of which are not taken into account in making judgements with respect to
historical significance.

It is possible, even likely, that decisions about historic significance and eligibility of
properties under the Study List Criteria do not conform exactly with urban design
objectives and principles that will be used in the East Street Corridor specific plan. The
Study List Criteria and the general landmarks program of the City of Woodland are
designed to assess historic significance, not consistency with urban design principles. The
potential exists that properties that are historically significant may not be of value to the
long-term plans for the East Street Corridor. Counversely, properties that are not found to
be historically significant may nonetheless be of interest from the standpoint of urban
design as well as the potential for adaptive re-use.

For example, the Peart Warehouse, the site of the important Hays Trucking operation,
appears to meet the Study List Criteria on the basis of a strong association with that
important individual and his company. The frank utilitarian appearance of the buildings,
however, may work against preservation of these buildings strictly from the standpoint of
urban design. Conversely, some of the buildings which do not appear to meet the Study
List Criteria, because they have lost integrity or were built less than 50 years ago, may
nonetheless be of interest from the standpoint of urban design or economic re-use potential.
The Woodland Court and Tony’s Motel, for example, do not appear to qualify under the
Study List Criteria because they have been extensively remodeled. The buildings do,

however, embody the imagery of roadside commercial properties that have dominated East
Street most of this century. These buildings may be of some interest to the City of
Woodland, if it elects to incorporate that imagery as part of the design principles for the
corridor. Similarly, the Adams Grain Silos do not appear to qualify under the Study List
Criteria because they were built less than 50 years ago. The buildings, however, are
dominant elements of the landscape along East Street and convey the imagery of the
historical use of East Street to support local agriculture.
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1.

N CITY OF WOODLAND
HISTORICAL PRESERVATION COMMISSION

MARCH 23, 1995

HISTORICAYL RESOURCES INVENTORY
STUDY LIST EVALUATION CRITERIA.

National Register Criteria: The Commission recognized that in order for
properties to be eligible for state and federal recognition and tax credits that
National Register Criteria must be used:

National Register criteria for evaluation. The quality of significance in
American history, architecture, archeology, engineering, and culture is present
in districts, sites, buildings, structures, and objects of State and local importance-

" that possess integrity of location, design, setting, matezials, workmanship,

feeling, and association, and

a That are associated with events that have made a significant contribution
to the broad patterns of our history; or :
b.  “That are associated with the lives of persons significant in our past; ar

c. “That embody the distinctive characteristics of a type, period, or method. -
of construction, or that represent the work of a master, or that possess
high artistic values, or that represent a significant and distinguishable

entity whose components may lack individual distinction; or

d. That have yielded, or may be likely to yield, information important in

pre-history or history. -
Loca jcal Significance Criteria B lerng: A sct of
patterns may be developed from general historical trends sometimes called .

“modemization.” ‘These patterns include the process of industrialization,
urbanization, immigration, centralization and bureaucratization, accelerated
communications and changes in basic institutions. These pattemns arc visible at
the national state and local levels. Bach community has its own set of historical
which involve settlemient, economic activities and social institutions.
Part of the task of surveyors is to connect these patterns to events and the events

to specific properties and individuals.

2. Industialization: The founding of manufacturing concems, the building
of factories, mills, and warehouses, the establishment of banking
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c.

3.. -

a.

C.

$nstitutions, the organizing of union locals, the growth of local
businesses.

Utbanization: The founding of communities, the developing of local
social sexvices (police and fire protection, health care, education, etc.),
the incorporation of cities and the organizing of local government, the
laying out of new housing tracts, the growth of commercial districts,

manifestations of civic pride, suburbanization and the deterioration of -

older neighborhoods, the implementing of urban renewal schemes.

Immigration: The coming of the original settlers; attempts to promote
Tocal growth; the arrival of new ethnic, racial, and religious groups; the
founding of institutions by and for group members; intergroup conflict
and accommodation. :

Centmlimtfon and Bureaucratization: The disappearance of locally
controlled businesses, the growth of local government in size and

function, the annexing of small towns by larger cities,

. Acceleraled Communications: The founding of stagecoach routes, the

coming of the railroad, the developing of port facilities, the establishing
of local newspapers and of radio and television stations, the promoting
of tousist attractions, the building of movie theatess, the constructing of

freeways.

Changes in Basic Institutions: The organizing of day-care ceaters; the .

establishing of institutions for working women (YWCA, e.g. ; the
amival of new churchi denominations; the founding of seminaries,
colleges, junior colleges, business and trade schools.

stefja: A building, structure, object, site or district may be designated

a historical resource if it meets one or more of the following criteria:

Tt exemplifies or reflects special elements of the City’s cultural, social,
cconomic, political, aesthetic, engineering, architectural, or natural
history (Opera House, City Library, County Court House, S.P. Depot);

Tt is identified with persons or events significant in loél, state, or
national history (Frank Freeman, Edward B, Leake, Richard L. Beamer,
I.N. P'endcga.st, Harriet Stoddard Lee);

It embodies distinctive characteristics of a style, type, period, or method

of construction, or is a valuable example of the use of indigenous.

materials or craftsmanship (a recognized example of an architectural type
or specimen, such as the Monterey Colonial, Greek Revival, Queen
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Anne, Victorian, Colonial Revival, Shingle Style, Mission Revival,
Bungalow Style, Spanish Colonial Revival, or Modeme);

It is representative of the work of a notable builder, designer, or
architect (William H. Weeks, J. .G. Motroni, Sam Caldwell, W. H.
Winne, William C. Hays, Levi Craft);

It contributes to the significance of an historic area, being a
geographically definable area possessing a concentration of historic or
scenic properties or thematically related grouping of properties which
contribute to each other and are unified aesthetically by plan or physical

development (Woodland Opera House and Tntermission Garden, Yolo

County Court House Block, portions of downtown Woodland);

It has a unique location or singular physical characteristics or is a view
or vista representing an established and familiar visual feature of a
neighborhood, or the City of Woodland (Beamer Arches, Palm Avenue
Circle Drive, Woodland Cemetery, Woodland Opera House, City
Library, Jackson Apartments, Hotel Woodland, City Hall); .

It embodies elements of architectural design, detail, materials, or

craftsmanship that represent a significant structural or architectural -

achievement or innovation (Gladding and McBean Terra Cotta on Court
House and Porter Building, Pritchard House, Gable Mansion).

It is similar to other distinctive properties, sites, areas, or objects based
on 2 historie, culmza_l', or architectural motif;

It reflects significant geographical patterns, including those associated
with different eras of settlement and growth, particular transportation
modes, or distinctive examples of park or community planning (Beamer
Park Neighborhood, College Street and First Street between Lincoln

Avenue and Marshall Avenue);

Tt is one of the few remaining examples in the City, region, ‘state, or
nation possessing distinguishing characteristics of an architectural or
historical type or specimen (Second Empire Style residence at 609 Third

-~ Street, Art Deco Mulcahay Building at 443 First Street).
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State of California -- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI #
PR]MARY RECORD Trinomial
NRHP Status Code ___ 0
Other Listings
. Review Cade Reviewer Date 4 ¢
Page 1 _of _4
*Resource Nama or #: Qld Branch Jail
P1, Other ldentifier:
*p2, Location: [JNot for Publication (G Unrestricted a. County Yolo
b.USGS 7.5 Quad Date T ;i R ; 144 of __114 of Sec __; B.M.
c. Address __ 2335 C Street city _Woodland zip _95776
d. UTM: (Give more than one for large and/or linear features Zone . mE/ mid

e. Other Locational Data: {e.g. parcel ¥, legal description, directions to resource, elevation, additional UTMs, etc. as appropriate}

*P3a. Description: (Describe resource and its major elements. Incfude design, materials, condition, alterations, size, setting, and boundaries.)

The building at 255 C Street is a large Quonset hut. oriented lengthwise from east to west. measuring 140" by
42 at its base. The building sits on a concrete foundation and is sheathed in plates of corrugated metal siding.
A smaller concrete block addition measuring 30" by 32" extends north from the Quonset hut at the northwest
corner. Windows and door openings at the west half of the building are placed at a lower pedestrian scale,
while windows in the eastern half of the building are placed at a taller industrial height.

(See continuation sheet.)

~ *P3b. Resources Atributes: (List atwributes and codes) _HPG. Conunercial Building. 1-3 Stories
*P4. Resources Present: fIBuilding [Structure ([JObject  £3Site  {IDistrict  [JElement of District  [J Other {Isolates, etc,}
Sy N 3 L (19 1Y - o Bl | P5b. Description of Phota: (View, date, atc.)
' ' Quonset Hut south side, east

end; camera tacing northwest,
*P6. Date Constructed/Age and Sources:
{1 Prehistoric  E Historic " Both

1945 est.

*P7. Owner and Address:

County of Yolo

625 Court St., Room 203
Woodland. CA_ 935695
C--Countv

*P8, Hecorded by:(Name, affiliation, address)
David S, Bvrd / Janice Catlin
JRP Historical Consuiting
1477 Drew Avenue. Suite 105
Davis. CA 93616

*pg, Date Recorded: [0/31/19D96

*P10. Survey Type: {Describe)

—— - C--Comprehensive Survev
Report on Eleven Properties Within the East Street

*P11. Report Citation: {Cite survey report/other sources of "none”}

Corridor, City of Woodland
*Attachments; [CINONE [OJ Location Map O Sketch Map Continuation Sheat Building, Structure and Cbhject Record
O Archaeological Regord [l District Record ] Linear Featwre Record [J Milling Station Record [ Rock Art Record [JArtifact Record
{3 Photograph Record {JOther: (List}

DPR 523A {1/95) *Required information



i State of California -- The Resources Agancy Primiry #

| DEPARTMENT OF PARKS AND RECREATION HRAl #
;BUILD*NG, STRUCTURE, AND OBJECT RECORD .
Page 2 of 4 *NRHP Status Code __ O

*Resource Name or #: _ QOld Branch Jail
© B1. Historic Name: __Yolo County Jail
B2. Commen Name: _ Old Branch Jail
83. Original Use: Jail___- 84, Prosent Use: _O--Other
*B5, Architectural Style: _ Quonset Hut
*BB, fonstruction History: {(Coastruction date, alterations, and data or alterations.)

1943 est, Quonset Hut: 1935 est. Addition

*B7. Moved? [INMNo TYes I-Z:BUnkriown Date: Original Location:
*B3. Related Features:

89a. Architect: _UNKNown 1. Builder: Unknown
*B10. Significance; Theme Urbanization Area _Woodland
Period of Significance {943 est, Property Type latl / Storage __Applicable Criteria __ IN/A

(Discuss importance in terms of hustoncal or architecturat context as dafined hy theme, pariod, and geographic scope. Also addrass integnty.}

The building at 255 C Street was built, or more likely moved to this location, in the late 1940s to serve as a
hranch of the Yolo County Jail. The huilding is a Quonset Hut. a temporary building type constructed by the
U.S. Navy. chiefly during World War 11, The Navy buile hundreds of thousands of Quonset Huts during the
war, with virtually all being either a 20" wide or a 4" wide model; either model could be made 10 any length
desived. The huilding is apparently a typical 40" span Quonset hut, a type used by the Navy principally for
storage and assembly rooms. This building was likely acquired by Yolo County shortly after the end of the
war; it could have come from any of dozens of military bases in Northern California. The building is
currently used by the Sherift's Search and Rescue operations.

{See continuation sheet.)

B11. Additional Resource Attributes: {List attributes and codes) HP 14, Government Building
*B12, References:

Woodland City Directories. Bob Dahi Notes -
- {Skatch Map with notth arrow requitad}

B132. Ramarks: ’ I

“B14. Evaluator: Stephen D, Mikesell
Date of Evajuation: __ 8/23/1996

IThis space reserved for official comments,)

J=aus 2

|
|

DPR 5238 {1/95} *Required information



State of California -- The Resources Agency Primary #

'DE_PARTMENT OF PARKS AND RECREATION HRI #
CONTINUATION SHEET Trinomial
Page 3 of _4 _ *Recorded by David S. Byrd / Janice Catlin *Date 10/31/1996 gmcontinuation £ Update

*Resource Name or #: _(Old Branch Jail

DESCRIPTION (continued)

The main entry to the building is at the west wall. A single door is placed slightly left of center, with
two windows to the right and one painted-over window to the left. The windows are six-pane pivotal
sash with a metal frame and sash. A pair of vents open high in the wall near the curvature of the top
ridge. The south wall, to the right of the main entry, has in its left half six of the six-pane type
windows with metal hoods. The right halt of the south wall has seven more of the same type
windows, placed high in the middle section of corrugated metal on the wall.

The east wall, paralleling the main entry, has at center a pair of double metal industrial doors with a
short concrete access ramp placed at the foot. A pair of vents is placed high in the center of the wall,
Public address system speakers and light fixtures extend from this wall.

The north wall of the Quonset hut is the only wall that is interrupted by an addition. A small enclosed
concrete block unit extends from the right side of the north wall, and a semi-open wooden storage
enclosure is built around the east and part of the north walls of the unit. The entire structure is
covered by a flat roof with boxed eaves having a mediuin overhang. Outside openings to the addition
exist only in the concrete block portion with a pedestrian door on the north wall and a three part
aluminum sash window at the west wall. The remaining area of the Quonset hut west wall parallels
the south wall with the seven window openings in the upper middle section of corrugated metal. The
third window from the left has been taken out to acommodate the ductwork for the mechanical unit
which sits at the base of the wall. Another addition/extension at the center of the wall is a small

concrete block wall entry enclosure covered by a shed roof.

SIGNIFICANCE (continued)

The building does not meet the criteria for listing in the National Register of Historic Places because it
is not a significant example of its type, period, or method of construction and has no known
associations with events or persons important to our history. It is a reasonably unmodified example of
the 40" Quonset hut design. While their numbers are no doubt declining, Quonset huts still exist in
great numbers on Navy bases and scattered in tarms, warehouses, and industrial operations, to which
they were moved after the conclusion of World War II. This building does not appear to be significant
within the context of such buildings. Neither does it appear to have made a significant contribution to
the history of Yolo County, either in its roie as a branch jail nor in its more recent uses.

The Branch Jail does not appear to meet any of the criteria in the "Historical Resources [nventory
Study List Evaluation Criteria.” The building, which is likely a relocated World War [I-era Quonset
Hut, does not meet any of the "Local Historical Significance Criteria Based on Historical Patterns,"
based upon its use as a branch jail. Neither does the property appear to meet any of the ten listed
"Other Criteria.” {t does not embody the distinctive characteristics of a style or method of construction
(Criterion c), is not the work of a notable builder or architect (Criterion d), and has no known
associations with person or events of local importance (Criterion b.) Neither is it the only Quonset

Hut still found within the boundaries of the City of Woodland.

DPR 523L {1/95} *Required information



State of California -- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION : HRI #
CONTINUATION SHEET Trinomial
Page _ 4 of _4 *Recorded by David S. Bvrd / Janice Catlin *Date 08/16/1996 mcontinuation  [JUpdate

*Resource Name or #: __Old Branch Jail
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Photo 2. Front (west) end of Quonset Hut, camera facing northeast.
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f
| State of California -- The Resources Agency Primatry #
DEPARTMENT OF PABRKS AND RECREATION HRI #

PRIMARY RECORD Trinomial

NRHP Status Code ___3S5]

Other Listings
Review Code Reviewer pate _ [/
Page 1| of _8 _
*Resource Name or #: Goodner's\Motronis
P11, Other identifier:
*p2, Location: [JNot for Publication []Urvestricted a. County _ Yolo
b, USGS 7.5' Quad Date T ; R ; 4 of 114 of Sec __; B.M.
¢. Address __ 1016~ 1050 Beamer Street city _Woodland 2ip 93776
d. UTM: {Give more than one for large and/or linear featura) Zone . mE/ mh

a. Other Locational Data: (e.g. parcel #, legal description, directions to resource, elevation, additional UTMs, ete. as appropriate}

Assessor's Parcel Number: 05-124-24-1

®

*P3a. Description: {Describe resource and its major elements. Include design, materials, condition, aiterations, size, setting, and boundaries.}

The buildings addressed from 1016 to 1050 Beamer St. form a complex reflecting a variety of building types,
styles, and periods of construction. A number of buildings front the street in three sections with driveways
into the complex separating them. The western most group includes two shops (Photo 1: Buildings 1,2).
designated as 1016 Beamer; the middle group includes three various buildings (Photo 3; Buildings 3,4,5) used
for office and comunercial space, designated as 1038 Beamer; and the eastern most building by the tracks is a
small brick industrial building (Photo 4; Building 6) designatedas 1050 Beamer. Directly behind and parallel
to the row of buildings designated as 1038 is a long rectangular building (Photos 5,6.7; Building 7). previcusly
used as a lumber mill and shed. Behind that, at the southern edge of the parcel, is a long garage (Photo 8;
Building 8) with multiple compartments. Other miscellancous outbuildings and additions are also a part of the
total complex.

(See continuation sheet.)

*p3b, Resources Attibutes: {List atributes and codes) _H{PG. Commercial Building, 1-3 Stories
P4, Resources Present: [3Building 1 Structure {10bject {J1Site [ District ] O Element of District ] Other {isoiates, etc.}

i ! . - N PSb. Description of Photo: (View, date, etc.)
R R - e\ 1. Fronts of Buildings 2, 1:
-.v‘_- =¥ N i \ "
O\ camera facing southeast,

<\ *P&. Date Constructed/Age and Sources:
{1 Prehistoric H Historic [} Both
1923 est, Brick Storeroom;: 1928 ©

Planing Mill: 1956 Showroom
*P7. Owner and Address:
Josephine R. Gillette TR/EA
920 Fairview Drive
Woodland., CA 95776
'.? P--Private
*P8. Recorded by:{Name, affiliation, address)
R RN ; , _ ) David S. Byvrd/Janice Catlin
R gok : £ i B IRP Histonical Consulting
""" ' . B T AR e ; 3 1477 Drew Avenue, Suite (05
. Davis, CA 93616
§ *P9. Date Recorded: _10/31/1996
B *P10. Survey Type: {Describe}

C--Comprehensive Survey
Report on Eleven Properties Within the East Street

*P11. Report Citation: (Cite survey report/other sources or "none")

Corridor, City of Woodland

*Attachments: [INONE ClLocation Map [0 Sketch Map Caontinuation Sheet Building, Structure and Object Record
£] Archaeological Record {1District Record [ Linear Feature Record [J]Milling Station Record [ Rock Art Record [ Artifact Record

[ Photograph Record [ Other: (List}

DPR 523A (1/95) *Required information



State of Californla -- The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI #

BUILDING, STRUCTURE, AND OBJECT RECORD

Page

2 of 8 *NRHP Status Code _ SS]

*Resource Name or #: __Goodner's\Motronis

B1.
B2.
83.
*B5.,
*8e,

*B7.
*B38.

839a,
*B10.

B11.

*B12,

B13.

*B14.

Historic Name: _ Motroni Lumber
Common Name: __Motroni-Heard Lumber

Originat Use: _Lumber Mill & Builidng Supply 84, Present Use: _C--Commercial

Architectural Style: __Industrial Warehouse & Glass Front Showroom
Construction History: (Construction date, alterations, and date of alterations.}

1923 est., Brick Warehouse (Building 6); 1928 Planing Mill (Buxldmg 1); 1956, Offices and Showroom;
1937-58, Lumber Sheds (Buildings 7 and 8).

Moved? No [IYes {JUnknown Date: Criginal Location:
Relatad Features:

Architect: _Unknown b, Builder: J.G. Motroni
Significance: Theme _[ndustrialization area _Woodland
Period of Significance _1923-1956 Property Type Mill & Warehouse Applicable Criteria __ N/A

{Discuss importanca in terms of historical or architectural context as defined by theme, period, and geographic scope, Also address integrity.}

The complex of buildings at 1016-1050 Beamer Street was built over several decades. The complcx was
initially assembled by Joseph G. Motroni, who ran a building supply and lumber mill at this site for many
years. Motroni was a building contractor who opened this business because he had expenenced difficulties in
getting building supplies for his contracting work. The oldest building on this site is probably Building 6.
Motroni built a store house and office building for his construction company at this site in 1923, likely this
building. In 1928, Motroni opened the retail part of the operation, building the brick structure shown as
Building 1 in the Sketch Plan. The building appeared then much as it does today, including the shallow
stepped facade at the street. In 1933, Motroni took in Frank Heard as a partner and the business was
thereafter known as Motroni-Heard Lumber. The second part of the street facade, shown here as Building 2,
was built sometime between 1937 and 1938, probably during the late 1930s or 1940s. In 1938, Joseph Motroni
sold his half of the business to his brother, Guido, to return full-time to contracting work. He returned to'the
business briefly in 1948 and worked part-time at the store until his death in 1950. His son, Doug Motroni,
continued the business in partnership with Heard. Mr. Heard would later serve as Mayor of Woodland and

stayed with the business until 1979. (See continuation sheet.)

Additional Resource Attributes: (List attributes and codes} _HP6. Commercial Building, 1-3 Stories
References:

Woodland City Directories; TRW-RED! Property Data,
1995; Sanborn Maps;

Woodland Daily Democrat, July 23, 1981; Bob Dahl

{Sketch Map with north arrow required)

Notes e
N
HER
Remarks:
3 % 5
1 & . (mJ {192
..... U]
Evaluatar: __ Stephen D, Mikesell e L 7
Date of Evaluation: 08/23/1996 2
tipse) A

{This space reserved for official commants.) [

DPR 523B (1/95) *Required information




State of California -- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI #
CONTINUATION SHEET Frinomial
Page 3 of 8 _ *Recorded by David S. Byrd/Janice Catlin *Date L0/31/1996 gycontinuation [ Update

*Hesource Name or #: _Qoodner's\Motronis

DESCRIPTION (continued)
The two shop buildings (Photo 1), designated as 1016 Beamer, stand at the western most side of the

complex facing the street. They run lengthwise deep into the lot and feature stepped parapet facades at
the street side. The two buildings are set only a few feet apart and linked at the street side by a small
fence. The building on the right {(Building 1) was constructed in 1928 as a Planing Mill. It retains
exposed wood bowstring trusses on the interior and a rounded roof. Banks of industrial windows line
the brick walls on the east and west sides. A large drive-through industrial door is at the center of the
facade with a small window at each side, placed ncar the outer walls. The parapet is only slightly
stepped on this building and topped by a narrow cap. The other building in the pair (Building 2),
which was built sonietime after 1937 (probably in the 1940s), was built as a lumber storage facility. It
features a more steeply stepped parapet with no cap. The large industrial drive-through door at the
center of the front has been filled in and a pedestrian door and window have been placed in the space.
The once open interior has been divided into office spaces. Although Building 1 and 2 are similar at
the facade, they are quite different at the rear. Unlike the rounded bowstring truss roof shape of
Building 1, Building 2 features a medium pitched gable roof sheathed in corrugated metal (Photo 2).
An open shed extension is attached to the rear of Building | and wraps around to Building 2.

The row of buildings designated as 1038 Beamer (Photo 3) sits on the east side of the driveway from
1038 Beamer. The row is composed of three main sections fronting the street. The section at the right
(Building 3) is a simple rectangular box with a flat roof, board and batten siding, and a horizontal
spandrel with four windows at the front. The windows are a multiple-pane casement type. One
additional casement window is placed on the west driveway wall. Building 3 was designed as office
space. Next to Building 3, to the left, is Building 4. a glass front building that appears to have been a
part of the major 1956 showroom remodeling. The building frame encompasses a recessed glass front
wall, with the roof and side walls tilting upward to create a large hood shelter. The glass front is
composed of four rows of large square panes of glass, with a glass door at the center. To the left of
the glass showroom is a rectangular box building (Building 5) with no access door to the front and two
small windows high in the stucco facade.” The building has a wrap-around outer element with a low
flat roof that is built from the street front around the side and rear truncated corner of the building, and
across the rear, The wrap-around element has access doors at the front and at the truncated rear
corner. The element facing the street has been designed with the glass panels in the style of the
showroom at the center of the block.

Across the driveway from the middle row of buildings and backed up to the railroad tracks sits a small
industrial building (Photo 4; Building 6). Building 6 appears to date to the earliest time of Motroni's
buildings. probably to 1923. The building is oriented facing west toward the complex with a large

inset sliding door at the left side of the west wall. A door has been infilled with brick along the south )
wall as well as windows that have been infilled along the west and east walls. Small windows that

have infill also exist high on the east wall. The gable roof is covered in corrugated metal.

The current shops and storage building (Photos 5,6.7; Building 7) is as the center of the complex
running parallel behind the 1038 Beamer row of buildings. It was originally built as an open lumber
shed. A glass front element has been added to a portion of the north wall and mimics the design of the
glass front showroom at 1038 Beamer. Corrugated metal enclosures for garage space have been
installed on the south wall. The overall form of the building is a gabled, corrugated metal warehouse
with wide overhanging eaves. A shed canopy extends from the west end of the building (Photo 6).
The north showroom wall fills a portion of the wide overhanging eaves along the north wall (Photo 6).
The southern element (Photo 7 is covered by corrugated metal, with pairs of large doors giving access
to vehicles for the current occupant. an auto upholsterer.

A long narrow gatage (Photo 8, Building 8) stands along the south edge of the lot with a row of top
rail sliding doors for vehicle storage. This was originally built as a lumber shed with storage facilities.
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The walls and gable roof are now sheathed in corrugated metal with sliding garage door units.

SIGNIFICANCE (continued)
The remaining buildings (3, 4, 5, 7. 8, and 9) were built over several decades. The hardware store .

complex, Buildings 3. 4, and 5, was built in 1956 and appears largely unchanged since construction.
The larger shed, Building 7, is probably somewhat older than the hardware store, It was likely
modified in 1956. however, gaining the characteristic glass storefront that is also part the the hardware
store. The smaller sheds at the rear, Buildings 8 and 9, were also likely built before 1957.

The Motroni-Heard Lumber Company property represents a long-standing business in Woodland and
includes some remnant structures that were built during the 1920s. The complex as a whole represents
three and possibly four generations of work, with buildings from the 1920s, 1930s, and 1950s, and
likely some buildings from the 1940s as well. The property is associated with two individuals who
made a contribution to the commercial history of Woodland: Joseph Motroni and Frank Heard. Both
were associated with the property for many years: Motroni off and on between the early 1920s and

1950, and Heard from 1933 through 1979.

The property, however, does not appear to be eligible for listing in the National Register of Historic
Places because it lacks integrity to any particular period of use. The group of buildings took on their
present appearance in 1956, with some modifications occurring even after that date. The street facade
of the complex is dominated by the 1956 storefront, rather than the original stepped-gable facade,
which dates to the 1920s and 1930s. The industrial and storage buildings at the rear exhibit various
dates of construction and/or modifications. Taken as a whole, the complex represents no particular
period of construction but is dominated by work that occurred since the mid-1950s.

Under National Register eligibility criteria, the property may be considered in one of two ways: asa
heavily-moditied complex that was built more than 50 years ago, or as a complex that took on its
appearance since 1956, In the latter context, the property would need to be shown to be "exceptionally
significant" because it achieved significance in the past 50 years, While it is an important business in
the Woodland area, there is no indication that the Motroni-heard Lumber operation was "exceptionally
significant." For these reasons, this property, while a longstanding part of the Woodland business
community, does not appear to meet the eligibility criteria for listing in the National Register.

-

This complex of buildings does, however, appear to meet the "Study List Evaluation Criteria” adopted
by the Woodland City Council. The complex was originally assembled by Joseph G. Motroni, a
Woodland-based building contractor who was active in the construction industry from the 1920s until
his death in 1950. Mr. Motroni is specifically named in the "Study List Evaluation Criteria” under
Criterion d, “Tt is representative of the work of a notable builder, designer, or architect (William
Weeks, J.G. Motroni . . )" The intent of the Criterion is to enumerate Mr. Motroni as a "notable
builder" and require consideration of his work within that context. For this reason, the complex

appears to meet the Study List Criteria.

It should be noted, however, that only part of the complex may be attributed to the period of
ownership by Mr. Motroni. Motroni was directly involved with this property only between 1923 and
1935, although he did return on a part-time basis in 1948. It appears that Buildings 1, 6, and 8, as
shown on the attached "Sketch Plan,” were built during the period of ownership and use by Motroni.
These buildings qualify for listing under the Study List Criteria; the others do not.
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Photo 2, Bmldmg 2 camera facmg northwest

Photo 3. Buildings 3-5 front (north) side; camera facing southeast.
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Photoe 6. Building 7; north, west sides: camera facing southeast..
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Photo 7. Building 7, south side;“camera facing nrtheast.
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*Resource Name or #: Warford's Auto Sules

P1.
*P2,

*P3a.

*P3b.
*P4.

Other ldentifier:
Location: (J Mot for Publication [ Unrestricted a County _ Yolo *
b.USGS 7.5' Quad Date T ‘R : 114 of __1i4 of Sec _; B.M.
c. Address _ 313 Eust Street city  Woodland Zin 93776
mN

o UTM:  {Give more than one for large and/nr lincar featurel . Zone . mE/
&, Other Logational Data: {e.g. parcel #, legal descaption, diroctions to rasonrce, slevation, additional UTMs, sic. as appropriate}

Assessor's Parcel Number: 63-078-01-1

Description: (Describe resource and its major elements. Include design, materials. condition, alterations, size, setting, and boundaries.)
A small garage stands at 315 East Street, built of steel Frame with stucco exterior, The building is basically
rectangular, oriented lengthwise porth-south running paraliel with the main street, with the facade facing East
Street. The oftice area is at the left side of the facade. and the garage/mechanical area makes up the larger
right side. A port cochere, or service bay. extends over the office area offering shelter to vehicles and
customers parked there. The supporting posts at the outside of the port cochere rest on a concrete island that
once held gasoline pumps. Three narrow decorative bands formed in the stucco tun continuously along the
upper periphery. from the north wall, around the boxed eaves of the port cochere, along the front west wall,
and along the south wall into a small portion of the back wall. The rounded corners of the port cochere along
with horizontai pane windows and the clean building form give the carage the distinet "Streamline Moderne”
look that was popular during the 1930s and [940s. (See continuution sheet.)

Resources Attributes: {List attributes and codes) _HP6. Commercial Building. 1-3 Stories
Resources Present: @ Building - - O Structure - O Object -~ 2 Sitn- - T Disirict - [ Element of District (I 0Other {Isolites, ate.)

Phb. Description of Photo: {View, date, etc.)
L. West (front). soutlt sides:
camera facing norcheast.

*P6. Date Constructed/Age and Sources:
{1Prehistoric S Historic [JBoth

1939-1940

*P7. Owner and Address:
Layton Knages/TR
——— o P.0O. Box 970

S ; e Woodland, CA 93776
3 i . P--Private

Pavid §. Bvrd / Janice Catlin
JRP Historical Consulting
F477 Drew Avenue, Suite 103
el Davis, CA 93616

g *P9, Date Recorded: 1}/ 31/1996
i *P10. Survey Type: {Describe)

- C--Comprehensive Stirvey
Report Citation: (Cite survey report/other sources or “none”) _Report on Eleven Properties Within the East Street

‘P1t.
Corridor. City of Woodland
*Attachments: [JMOMNE ] Location Map [ Sketeh Man 7 Continuation Sheet & Building, Structure and Object Record
[ Archaeologicat Record O District Regord  [J Linear Feature Record [ Milling Station Record [ Rock Art Record {1 Artifact Record

O] Photograph Record [ Other: (List}
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Page

2 of 4 *NRHP Status Code _ 551

*resource Name or #: _ Warford's Auto Sales

81,
B2.
B3.
*BS.
*B8&.

*87.
*B8,

B9a.
*B10.

B11.
*B12.

B13.

“B14.

Historic Name: _ Willoughby's Texaco Service Station

Common Name: __Warford's Auto Sales

Originat Use: _Gas and Service Station Bd. Presert Use: _Car Sales Lot
Architectural Style: __Streamline Moderne

Construction History: {Construction date, alterations, and date of alterations.}

1939-1940

Moved? 2INo ([OYes [OUnknown Date: Original Location:
Related Features:

Architect: _nknown b, Builder: Unknown
Significance: Theme _Accelerated Communications Area _Woodland
Period of Significance _1939-1946 Property Type _Gas Station Applicable Criteria __ N/A

{Discuss importance in terms of historical or architectural context as defined by thema, period, and geogrophic scepe. Also address intagrity.)

The gas and service station at 315 East Street stands today much as it did when it was first built around 1940.
The steel frame building is a good example of a modern movement that was taking place at that time in gas
station architecture. "Function” was the principle of the design, intended to attract motorists with the clear
display of the purpose the building served. The more ideal displays of steel and glass were often found on
other service stations at that time, built to look clean, bright, and airy. This gas station is 2 modest
representation of that same principle. This very simple version of the station type was sometimes referred to
as an "ice box" style. The Streamline Moderne elements that remain on the building also show a simple
sleekness reflective of modern machinery at the time. The gas station was a perfect complement to cars that
were becoming more aerodynamic in their shape and style. The rounded corners of the port cochere, the
bands that wrap around the entire upper perimeter of the building, and the horizontal glass pane windows are
Moderne elements. The biggest element that is missing from the gas station today is the gas pumps, which
were removed in 1976. Some compromise has been made to the integrity of the building with the painting
over of many of the windows, and the lot appears different now since it is being used for auto sales.
However, the building remains overall a modest but good representation fo the time and place in which it was

founded. (See continuation sheet.)

Additional Resource Attributes: (List attributes and codes) _FIP6. Commercial Building, 1-3 Stories

References:

Woodland City Directories; TRW-REDI Property Data,

1995; L.Knaggs Interview

Tax Assessment Rolls: Vieyra, Daniel, "Fill "Er Up," - e e e

(NY: Macmillan, 1979);

Margolies, John, Pump and Circumstance (Boston: Little

Brown. 1993) +
N

{Sketch Map with north arrow required)

Remarks:

Evaluator: __ Stephen . Mikesell
Date of Evaluation: _ 08/23/1996

{This space reserved for official comments.)

AZFA1G AoV

DPR 5238 {1/95}

*Reaquired information




State of California -- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION R #
CONTINUATION SHEET Trinomial
Page 3 of _4  *Recorded by David S§. Byrd / Janice Catlin *Date 10/31/1996  mcontinuation 0 Update

*Resource Name or #; _ Warford's Auto Sales

DESCRIPTION {continued)

The facade of the building that faces East Street has at center an industrial garage door opening that
has been infilled, with a smaller roli-up garage door placed in the infill. On each side of the central
garage door is a pedestrian door, and on each side of the pedestrian doors are a set of four stacked
horizontal pane windows, the type that are used predominantly throughout the station. Transoms sit at
the top of each pedestrian door, Each of the front corners of the building has a corner window, made
by the direct connection of the windows on each wall. The north side wall of the building has wood
paneled restroom doors and the set of stacked windows at the right corner. The south side wall has
one set of stacked windows at the left corner, and a smaller six-pane window opening at the right. The
rear (east) side of the building has two six-pane industrial windows at the center, Windows have been
completely painted over on the south wall, and partially painted over on the west, north, and east

walls.

SIGNIFICANCE (continued)

When this gas station was first built by Layton Knaggs around 1940, it was a booming time in
automobile travel, and the old Highway 113 was a model of those times. Auto courts, cafes, and
service stations catered to the traveler passing through Woodland. Just prior to the building of this
station, there existed 21 gas stations in Woodland, three of which were listed along Highway 113.
Most of the rest were on Main Street, which directly connects with the highway. Some of those
original stations remain, but many have been remodeled or removed altogether.

Since Layton Knaggs built this gas station between 1939 and 1940, it has gone through a number of
names: Willoughby's Texaco Service Station in 1951, Long's Texaco Service in 1956, Sheppard's
Texaco Service / Bait and.Tackle Shop National Rental-Trailers / Sheppard's Used Cars in 1962, and
Wilson's Phillips 66 Station from 1966-1975. In {976 it became Al's Auto Center, and from 1980 to

present it has been Warford's Auto Sales.

The station at 315 East Street does not appear to qualify for listing in the National Register of Historic
Places because it has no association with important events or persons and is not a distinguished
example of its type, period, or method of construction. The building retains some elements associated
with Streamline Moderne gasoline stations, once a common building type throughout California. The
modest Moderne detailing of this building, however, does not appear to make this a "distinguished

example” of this building type.

The station does, however, appear to qualify under the Study List Evaluation Criteria, as adopted by
the Woodland City Council. The criteria emphasize the importance of evaluating buildings within a
locale, i.e. City of Woodland, context. Within that context, the station at 315 East Street appears to be
the best historic (i.e. pre-1946) gasoline station within the city limits. It is also prominently sited near
the intersection of Main and East Streets, emphasizing the importance of this building within the
"roadside commercial” historic context for the East Street Corridor.
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Photograph 2. Building north and front sides, camera facing southeast.
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*Resource Name or #: Woodland Court Motel
P1. Other identifier:
*P2. Location: [ Not for Publication [JUnrestricted a. County __Yolo
Iy, USGS 7.5" Quad Date T L Ve MW4 of _ 1/4 of Sec __: B.M.
c. Address 3 [5 East Street city  Wondland zio 93776
o UTM; {Give more than one for large and/or linear Featurad Zone . me/ m

=, Other Locational Data: {e.g. parcel #, tegal description, directons ta resource, eivwation, additional UTMs, cte. as appropriate)

*P3a. Description: (Describe resource and its major alements. Include design, materials, condition, alterations, size, setting, and boundaries.}

The Court Motel of Woodlund was established tn [928, facing what was then Highway 113, What remains of
the motel today is in two sections. toosely united by design and materials. and by the "Court Motel” neon sign
that stands in tront. Two separate rectangular buildings running lengthwise from west to east are offset with
the southern building being placed right up to the road and the northern building set back and extending into a
small park area at the back of the property. The northern building measures 21 by 79°, and the southern
building measures 24* by 58'. Both are currently used as apartmtent units, The northern building contains
original motel units while the southern building contains units that have been converted in 1964 from what was
once a cafe. The fromt doors to each of the units face inward toward the central parking area.

{Sce continuation sheet.)

*P3b. Resources Attributes: (List attributes and codes) _HP3. Horel/Motel

*P4, " Hesources Prasent: B Building  [JSwucture [Object [JSite [IDistrict  [JElement of District (] Other {lsolates, ete.)

' ’ P5b. Description of Photo: {View, date, etc.)
1. West & south sides: converted
cafe: camera facing northeast.

B “P6. Date Constructed/Age and Sources:

{3 Prehistoric B Historic 1 Both

1928 est.

*P7. Qwner and Address: .
Georgene Pucci/EA \
919 Drake Drive #192
Davis, CA 95616
P--Private
*P8. Recorded by:(Name, affiliation, address)
David S, Bvrd / Tunice Cailin
JRP Historical Consulting
21477 Drew Avenue
s Davis, CA 93616
t- *P9. Date Recorded: 1()/31/1996
~ {"P10. Survay Type: (Describel

*_C--Comprehensive Survey
*P11. Report Citation: [Cite survey report/other sources or “none”) _Report on Eleven Propertics Within the Bust Street
Corridor, City of Woodland

*Attachments: QOMONE [T tocation Map [ Sketch Map Continuation Sheet Building, Structure and Object Record
[ Archaeological Record 3 District Record ] Linear Feature Record [ Milling Station Record  [JRock Art Record 7 Artifact Record

O Phatograph Recerd J0ther: {List}
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*Resource Name or #: __ Woodland Court Motel

B1. Historic Name: __Depot Auto Camp

E2. Common Name: _ Woodland Court Motel

B3. Original Use: _motel / cafe B4, Present Use: _R--Residential
*B5, Architectural Style: _ Mission Revival
*B6. Construction History: (Construction date, alterations, and date of alterations.)

1904 est. Cafe Building 1928 est. Motel Cabins

*B7. Moved? ENo [IYes [)Unknown Date; Original Location:
*B88. Related Features: '

.~
-

BSa. Architect: _unknown b. Builder: Unknown
*B10. Significance: Theme _Accellerated Communications Area _Woodland
Period of Significance _1928 Property Type _Auto Court Applicable Criteria __ IN/A

(Discuss importance in terms of historical or architectural context as definad by theme, period, and geographic scope. Also address integrity.)

The Woodland Court Motel is today only a partial representation of what it was in its heday. It began with the
southernmost remaining portion that is now converted to apartment units. The earliest building that stood on
this spot was built around 1904, When W.A. Whitmore and wife purchased the property in 1925 from Anton
Henle, they operated it as "Whitmore's Garage" and "Whitmore's Gas Station.” Whitmore renovated the store
and, in 1928, "Depot Auto Camp" was founded when nine 3-room cabins were added. “Huts" continued to be
built around the property for the next several years, surrounding the store in a U-shape around the lot. The
name was changed to "Woodland Auto Court” in 1938 when it was sold to a new owner. In 1945, the auto
court changed hands again and the store was made into a restaurant. The restaurant was called "Court Cafe,”
then "Gale's Cafe," and finally the "Hound Dog Cafe.” The cafe closed around 1960, about the time the auto
court became the "Woodland Court Motel.” In the 1970s, all but the northern wing of units was condemned
and torn down. The remaining seven units and the four units converted from the cafe are now rented as
apartments. The Woodland Court Motel was the third motel in Woodland, after the "Apartment Auto Camp*
(riow gone) and another motel one mile south of town.

(See continuation sheet.)

B11. Additional Resource Attributes: (List attributes and codes)
*312. References:

Woodland City Directories; TRW-REDI Property Data . -
1995; Sanborn Maps; (Sketch Map with north arrow required)
Bob Dahl Notes; Romey Berrettoni Interview; Yolo
County Tax Rolls } i
N DEPOT STREET ;
B13. Remarks:
G . i
w o
*B14. Evaluator; __ Stephen D. Mikesell ~ !
Date of Evaluation: __ 08/23/1996 ?i E
- — } H
{This space resarved for official comments.) i 1
- (%‘5?39?#4‘?95 ;
3
] ?
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i N
f e e et m et oo e 4
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*Resource Name or #: _ Woodland Court Motel

DESCRIPTION (continued) .

The buildings are wood frame with stucco exterior and rest on a concrete foundation. The modest
Mission Revival stylistic design incorporates a broken parapet around the periphery of each building
with a combination of crenellations, Mission style curved elements, and shed sloping sections.
Awnings shelter the apartment entries, with a shed porch extending from the northern building that has
exposed rafters and rough wood posts and brackets. It is currently covered with composition shingles.
The canopy over the apartments on the southern building is a simple flat element, cantilevered out
from the wall, a result of the 1960s conversion. The front canopy on the building is an original
extension of the wood and stucco on the structure, cantilevering out over the entire front facade facing
the street. A low brick wainscoting, also a result of the 1960s conversion, runs along the front and
part way along the sides, indicating what was remodeled into a manager's apartment.

The northern building retains most of the original door and window elements, including double hung
wooden sash windows, multiple-light wood frame doors, and a set of double garage doors near the
center of the building. The windows and door openings on the southern building date almost
completely to the 1960s conversion, with sliding aluminum sash and frame windows and modern
doors. The apartment units that were established in the 1960s were created from the space that was

formerly part of a cafe.

SIGNIFICANCE

The Woodland Court Motel does not meet the criteria for listing in the National Register of Historic
Places in large part due to the great loss of integrity. The majority of the original "Depot Auto Camp”
of 1928 has been demolished, although the remaining wing of the motel has had minimal alteration.
The store and cafe building that was once the core of the auto court has since been converted into
-apartments, changing all of the windows and door openings. The Woodland Court Motel once had a
place in the transportation corridor of the old Highway 113, but no longer caters to travelers along the
main road through Woodland. In addition, Woodland Auto Court is not known to be associated with
persons or events significant to the history of Woodland. Therefore, the Woodland Court Mote! does

not meet any of the criteria for listing in the National Register.

The Woodland Court does not appear to meet any of the criteria in the "Historical Resources Inventory
Study List Evaluation Criteria” and it has been substantially modified. The motel operation does not
meet any of the "Local Historical Significance Criteria Based on Historical Patterns.” Neither does the
property appear to meet any of the ten listed "Other Criteria.” It does not embody the distinctive
characteristics of a style or method of construction (Criterion ¢), and and it is not the work of a notable
builder or architect (Criterion d). The buildings at the site capture some of the imagery of the early
Mission Revival auto courts which once stood in great numbers in California. The "court”

appearance, however, has suffered through the demolition of most of the court units, and the
associated restaurant building has suffered through conversion to a residential unit. On balance, the
complex does not appear to meet the architectural or historical criteria that are included within the City
of Woodland "Historical Resources lnventory Study List Evaluation Criteria."
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*Resource Name or #: _ Woodland Court Motel
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Photo 2, Motel fronts, south side; camera facing northeast.
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Photo 3. Motel fronts, south side; camera facing northwest.
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State of California -- The Resources Agency Primary 4
DEPARTMENT OF PARKS AND RECREATION HREl #

PRIMARY RECORD © Trinomial

NRHP Status Code O

Other Listings
Review Code Reviewer Date [ [
Page ] of _§
*Resource Name or #: Tony's Motel .
P1. Other ldentifier:
*P2, Location: [TNot for Publication [JUnrestricted a. County Yolo
L. USGS 7.5 Quad Date T ;R ; 1/4 of ___1/4 of Sec — B.M,
c. Address __ 565 East Street city _Woodland zip 95776
d, UTM:  (Give more than one for large and/or linear feature) Zone . mE/ mi

. Other Locational Data: (e.g. parcel &, legal description, directions to resource, elevation, additional UTMs, etc. as appropriate)
Assessor's Parcel Number: 66-012-22-1

*P3a. Description: {Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries.)

Tony's Motel, as it stands today, is a small complex of buildings established over a number of years from
1928 to 1956, The largest motel building, established in 1928, runs in an L-shape, mainly facing the old
Highway 113, and bending at the corner of Alice Street. An office building, established in 1932, stands near
the street just north of the main motel, facing south toward the motel. Directly east of the office, running
lengthwise from west to east, and facing in toward the central grassy area, is the newest of the residential
units, established in 1956. The buildings surround a central grassy area in a "U" shape encompassing the
north, west, and east sides of the area. Except for the 1956 units, the buildings are related stylistically, and
the complex is united by its proximity to the old Highway 113. (See continuation sheet)

*P3b. . Resources Attributes: (List attributes and cedes) - HIPS. Hotel/Motel -
DStructure [ Object 1Site {J District

very - 3 P
- .

O Element of District [ Other {Isolates, etc.)
Madl P5b. Description of Photo: {View, date, etc.)
; West facade. camera facing

3 _northeast,

§ *P6. Date Constructed/Age and Sources:

: O Prehistoric  EHistoric {1 Both

1928 West Wing; 1932 Office Buil
R . cing: 1956 Residential Wing
B *P7. Owner and Address:
Georgene Pucci. EA

919 Drake Drive #192

Davis, CA 95616

P--Private
*P8. Recorded by:(Name, affiliation, address)

David S. Bvrd / Janice Catlin

JRP Historical Consulting

1477 Drew Avenue, Suite 105
Davis, CA 95616

i *PS. Date Recorded: _10/31/1996

24 P10, Survey Type:{Describe)

)
W

‘ : C-—-Comprehensive Suryey
*P11. Report Citation: (Cite survey report/other sources or "nene”) _Report on Eleven Properties Within the East Street

Corridor, City of Woodland
*Attachments: [J NONE [ Location Map C1Sketch Map Continuation Sheet Building, Structure and Object Record
[J Archaeological Recerd [ District Record [ Linear Feature Record (I Milling Station Record TJRock Art Record [ Artifact Record

[ Phatograph Record  [QOther: (List)

DPR 523A {1/95) *Required information



State of California -- The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI #
BUILDING, STRUCTURE, AND OBJECT RECORD

Page 2 of 5 *NAHP Status Coda __0

*Resource Name or #: __Tonv's Motel

81. Historic Name: __Tony’s Autg Court

B2. Common Name: __Tony's Motel

B3. Original Use: _Auto Court B4. Present Use: _C--Commercial
*85,  Architectural Style: __ MVission Revival
*B6., Construction History: (Construction date, alterations, and date of alterations.}

1928-1930 Cabins; 1932 Manager's Office; 1956 Residential Units

*B7. Moved? EINo [OYes [OJUnknown Date: Original Location:
*88. Related Features:
Tony's Tavern, 565 East Street

B9a. Architect: _Unknown_ b. Builder: tnknown
*810. Significance: Theme Accelerated Communications Area _Woodiand
Period of Significance _1928 Property Type Restaurant/Tavern Appficable Criteria _ N/A
{Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope. Also address integrity.} .-

The complex of buildings at 565 East Avenue, cilled Tony's Motel, does not appear to be eligible for listing in
the National Register because it lacks integrity of design, materials, and workmanship. The complex has been
in use, either as a motel or apartments, since the late 1920s and was owned for most of that time by the
Berrettoni family. Tony Berrettoni built a store at this site in 1928 and in 1929 built "cabins" there as well. It
is not known whether the store was originally part of the L-shaped building or whether it was in a building that
has been demolished. The L-shaped building was used as "Tony's Auto Court,” a term from the 1920s and
1930s that was used to refer to what is now commonly called a motel. City building permits indicate that he
built additional cabins at the site in 1930; these may have been additions to the original buxldmg or may no
longer exist. The manager's cottage and office were constructed in 1932, in a style that is generally consistent
with the Mission Revival theme of the original building. The name was changed 0 a more contemporary
"Tony's Motel" during the 1940s, a!though it remained in the ownership of the Berrotini family through the
1950s. In 1956, a third building was constructed at the site, the more contemporary motel units shown in

Photograph 3. (See continuation sheet.)

811. Additional Resource Attributes: (List attributes and codes) _HPS, Hotel/Motel
*B12. References:

Woodland City Directories; TRW-REDI Property Data; . -
Sanborn Maps {Sketch Map with north arrow required)
Tax Assessor's Records; Bob Dahl Notes; Bulldmnr . T
Perm:ts
(201 {1156 -
=
B13, Remarks! t‘; 4
= N
. .
*B14, Evaluater: __ Stephen D, Mikesell
Date of Evaluation: 08/23/1996 [ ey
{This space reserved for official comments.,) (‘ﬂQ
ALILE ST
H
w .

DPR 523B {1/95) *Required information




State of California - The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI #
CONTINUATION SHEET Trinomial
Page _3 of _S  *Recorded by David S. Byrd / Janice Catlin *pate 10/31/1996 @ coninuation ] Update

*Hesource Name or #: _Tonv's Motel

DESCRIPTION (continued)

The L-shaped main building (shown in Photo | and 2). housing 12 apartment units, is built of wood
frame and has a rough stucco exterior. It rests on a concrete foundation. The facades facing East
Street and Alice Street are both long and flat, with a narrow line of Spanish tiles capping the flat
parapet. The East Street side has a shed canopy buiit of wood, with simple wood posts and vertical
siding at the upper ends. The canopy extends across the sidewalk and rests on posts set at the edge of
tree planters. The planters are incorporated into the concrete walkway. The main arm of the "L"
facing Alice Street has a narrow Spanish tile hood extending back to the depth of the west arm, and no
canopy on the free arm extending east. Remains of what appears to have been an awning can be seen
above the doors and windows in the form of sawed off joists. The entire building is faced with rough
stucco, except for a low used brick wainscoting along the front (west) side. The interior of the "L"
wing that is the rear of the units has relatively even walls on the west arm and has a combination of
enclosures and open patios on the east arm. One additional small square element with no entry door
extends from the north side of the west wing, incorporated by materials of stucco and tile.

The manager's office and residence (shown in Photograph 3) that exists directly north of the main "L"
wing was built in 1932 and measures 52' by 28', The front of the building faces south toward the
motel. The roofline of the rectangular stucco building is characterized by crenelated posts at the four
corners, a simple Mission parapet at the front center, and a narrow hood of Spanish tile resting on
exposed rafters on the west and south sides. Front entry to the building is up four steps, through a
scalloped archway, and through a recessed and partially enclosed porch. Most of the original double
hung wooden sash windows remain, although aluminum sliders have been placed on the enclosed

porch wall,

Directly to the east of the Manager's office is the 1956 wing of apartment units (shown in Photograph

4). The wing is much more contemporary in design, although the long straight front is in keeping

with the motel layout. The long narrow rectangular building measures 12' by 64', A singular flat

roof tilts upward from back to front and cantilevers out over the watkway with rafters exposed from .
the soffit. Stucco covers the wood frame walls. and a low wainscoting of board and batten style lines

the front walkway,

SIGNIFICANCE (continued)

Tony's Motel does not appear to meet any of the criteria in the "Historical Resources Inventory Study
List Evaluation Criteria” and it has been substantially modified. The motel operation does not meet
any of the "Local Historical Significance Criteria Based opn Historical Patterns.” Neither does the
property appear to meet any of the ten listed "Other Criteria.” It does not embody the distinctive
characteristics of a style or method of construction (Criterion ¢) and it is not the work of a notable
builder or architect (Criterion d.) In addition, the current appearance of the building dates chietly to
its remodelling in recent years and through construction undertaken after 1946, Only the manager's
office is unmoditied. Because it is not significant and Jacks integrity, the building does not appear to

meet the City of Woodland Study List Evaluation Criteria.

BPR 523l {1/95}) *Required information



State of California «- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION MRt #
CONTINUAT’ON SHEET Trinomial
Page _ 4 of _5  “*Recorded by David S. Bvrd / Janice Catlin *Date 08/16/1996  mcontinuation  {1Update

*Resource Name or #: __Tony's Motel

<
'

+

:

'
M

Photo 3. Manager's office, camera facing northeast.

DPR 523L (1/95) ' *Required information



State of California -- The Resources Agency Primary #

'-VDF:PARTMENT'LOF PARKS AND RECREATION HAl #
CONTIN UATION SHEET Trinomial
Page _ 5 of _5 _ +*Recorded by David S. Bvrd / Janice Catlin *Date 08/16/1996 @ continuation [ Update

*Resource Name or #: _Tony's Motel

Photo 4. 1956 residential units, camera facing northeast.

DPR 523l {1/35) *Required information



State of California -- The Resources Agency Primasy #

DEPARTMENT OF PARKS AND RECREATION HRI #
PRIMARY RECORD Trinomiat .
‘ NRHP Status Code __ 0.
Other Listings
Review Code Reviewaer Date _ [ |/
Page | of 3
*Resource Name or #: Tony's Tavern
P1. Other ldentifier:
*P2. lLocation: {JNotfor Publication [JUnrestricted a. County __Yolo
b, USGS 7.8’ Quad : Date T ; R ; 14 of ___1/4 of Sec __; B.M.
c. Address _ 607 East Street city _Wouodland zip _ 95776
d. UTM: (Give more than gne for large and/or linear feature) Zone . mE/ mN

e, Other Locational Data: {e.g. parcel #, legal desecription, directions to resource, elevation, additional UTMs, etc. as appropriate}
Assessor's Parcel Number: 66-021-29-1

*P3a. Description: {Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries.)

Tony's Tavern was established in 1933 just south of Tony's Motel along the old Highway 113, It faces the
street with a facade of brick topped by a built-up parapet that is slightly stepped above the front entry. The
brick drops to a low wainscoting against stucco walls on the north and south sides, and the rear wall is entirely
stucco and enclosed. Double hung windows and six-pane casement windows line the south side while only one
pair of 2/2 double hung windows exist on the north side. The front is characterized by a protruding wall at the
north half, further emphasized by the built-up parapet and the main entry and windows sheltered by large
awnings. The building currently measures 50' by 38, including an addition built at the rear in 1972,

+p3b, Resources Attributes: (List attributes and codes) _HPO. Commercial Building, 1-3 Stories
*P4, Rasources Present: Building  [3Structure  [JObject  [3Site (3 District  {JElement of District (3 Other {Isolates, etc.)
' B [T by s e LN PED, Description of Photo: {View, date, etc.)
il 1. Brick front, south side;
: camera facine northeast.

*PB. Data Constructed/Age and Sources:
{1 Prehistoric Historie  (1Both

1641

*P7. Owner and Address:
Romeo Berrettoni/TR
1132 Cleveland Street
Woodland. CA 95776
P--Private
*P8. Recorded by:(Name, affiliation, address)
David S. Byrd / Janice Catlin
JRP Historical Consultine
1477 Drew Avenue, Suite 105
Davis, CA 95616

*P9, Date Recorded: _ 10/02/1996
*+£10. Survey Type:{Describe)

R . ——  C..Comprehensive Survev
*p11. Report Citation: {Cite survey report/other sources or "none”) _Report on Eleven Properties Within the East Street
Corridor, City of Woodland

*Attachments: [INONE {JLocation Map ] Sketch Map 3 Continuation Sheet Buiiding, Structure and Object Record
{J Archaeological Record {7 District Record  [[3Linear Feature Record [} Milling Station Record {JJRock Art Record {J] Artifact Record

) Photograph Record  [JOther: (List)

DPR 523A (1/95) *Required information



State of California -- The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRAl 4

BUILDING, STRUCTURE, AND OBJECT RECORD

Page

2 of 3 *NHMP Status Code 0

*Resource Name or #: _ Tony's Tavern

Historic Name: ___Tony's Restaurant / Tony's Liguors

B1.
B2, Common Name: __Tony's Tavern o
B3. Original Use: Restaurant 84. Present Use: _C--Commercial
*B5. Architectural Style: __(Modern) Brick Commercial
*B6. Construction History: (Construction date, alterations, and date of alterations.)
1933; 1972 Remodel
*B7, Moved? EINo (JYes [IUnknown Date:______  Original Location:
*B8. Related Features:
Tony's Motel
B9a. Architect: unknown b. Builder: unknown
*B10, Significance: Thems _Accellerated Conununications Area _Woodland
Period of Significance _1933 Property Type Restaurant/Tavern Applicable Criteria __ N/A
{Distuss importance in terms of historical or architectural context as defined by theme, period, and gesgraphic scope. Also address Integrity.} .
Tony's Tavern was established in 1933 by the Berrettoni Family, next door to the auto court they built in the
late 1920s. The first listing of the building in the Polk Directories was Berrettoni Romeo Restaurant.
Travelers staying at the auto court or driving along the old Highway 113 could stop at Tony's for a meal." By
1952, the name had changed to Tony’s Liquors, and by 1955, it had become Tony's Tavern. During its early
days, Tony's was also equipped to provide gas and oil service. The facilities were attached at the northwest
corner of the original building. The tavern underwent a remodeling in 1972, and by that time the gas and oil
facilities had been removed. All or part of the facade that is seen today is probably a result of the 1972
remodel! when the brick front was added. (See continuation sheet)
B11. Additional Resource Auributes: {List attributes and codes) _HP6. Commercial Building, 1-3 Stories
*B812. References:
Woodland City Directories; TRW-REDI Property Data, : -
1995; Sanborn Maps; ISketch Map with north arrow required}
Bob Dahl Notes; Woodland Daily Democrat [ ) o N :
{1922) ‘ [ ] '
T 1
B813. Remarks: -~
»
& +.H
*B814, Evaluator: __Stephen D. Mikesell
Date of Evaluation: (08/23/1996
{This space reserved for oMicial comments.) L 12 :

ALCE ST,

*Required information
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State of California -- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION MR #
CONTINUATION SHEET Trinomial
Page ______3___of ____3__" *Recorded by David §. Bvrd / Janice Catlin *pate 10/02/1996 E3 Continuation [ Update

*Resource Name or #: __Tony's Tavern

SIGNIFICANCE (continued)

The Tony's Tavern building does not appear to qualify for listing in the National Register of Historic
Places because it lacks integrity. The historic appearance of the building has not been confirmed but it
probably was built with stucco siding, still apparent on the side elevation, to conform with the Tony's
Motor Court, located next-door and operated by the same family. The building today is dominated by
the applied brick facade as well as broad awnings, apparently installed in a 1972 remodel of the
structure. As it may be seen today, the building does not appear to retain integrity of design,
materials, or workmanship and for this reason does not meet the eligility criteria for listing in the
National Register of Historic Places.

Tony's Tavern does not appear to meet any of the criteria in "Historical Resources [nventory Study
List Evaluation Criteria" and it has been substantially modified. The restaurant/tavern operation does
not meet any of the "Local Historical Significance Criteria Based on Historical Patterns.” Neither does
the property appear to meet any of the ten listed "Other Criteria." It does not embody the distinctive
characteristics of a style or method of construction (Criterion c) and it is not the work of a notable
builder or architect (Criterion d). In addition, the current appearance of the building dates chiefly to
its remodelling in recent years. Because it is not significance and lacks integrity, the building does not
appear to meet the City of Woodland Study List Criteria.

DPR 523L {1/95) *Required information




State of California -- Thie Resources Agency Prim;ar\.; #

DEPARTMENT OF PARKS AND RECREATION HEl 2 _
PR,MARY RECORD Trinomial
NRHP Status Code __{ _
Other Listings )
Review Code ___~ Reviewer Date /[ [
Page _ | of _ 3
*Resource Name or #: Ruthye's Steak House
P1. Other Identifier:
*P2. Lecation: [JNot for Publication [JUnrestricted a. County _ Yol
b.USGS 7.5' Quad Date T i R ;14 of __1/4 of Sec _ . B.M.
c. Address __O0Y East Street City _Woodland Zip 93776
d. UTM: (Give more than one for large and/ar linear feature) Zone . mE/ mi

e. Other Locational Data: le.g, parcel 4, legal description, directions to resource, elevation, additional UTMs, etc. as appropriate}

Assessor's Parcel Number: 66-021-22-1

“P3a. Description: {Describe resource and its major elements. Includo design, materials, condition, atterations, size, setting, and boundaries.)

Ruthye's Steak House is a simple woodframe stucco sided huilding established in 1941 with an area of 24" by
24" that was extended it 1961 with an addition of 7' by 24" at the south side. The muin building is rectangular
and flat-roofed, with a built-up parapet and narrow cap on three sides. The addition is lower, with a flat roof
extending over to create narrow eaves. The plain stuccoed front of Ruthye's is characterized by four
horizontal 9-pane windows. with the front entry door between the left two windows. The same type of
window also exists on the north wall of the building.. The addition at the south wall has only one small square
opening at the upper left and a door with access ramp at the east rear. The rear wall of the main building has
a door and various windows, some of which are closed off. The kitchen ventilation and other utilities are
mounted on the roof, hidden behind the parapet at the front and sides.

*P3b. Resources Attributes: (List attributes and codes) _FHIPG. Comumercial Building. [-3 Stories
*P4. Resources Present; & Building 1 Structure ~ [10Cbhjsct

[ Site ODistrict  [JElement of District 1 Other {isclates, etc.}
PSb. Bescription of Photo: {View, date, ete.}
L. West front. south side:
camera_facing northeast.
*P6. Date Constructed/Age and Sources:
C1Prehistoric I Historic [JBoth

1941: 1961 Addition

*P7. Owner and Address:
Ruthve L. Ferouson

510 Neptune Court
Napa. CA 94538
P--Private

*P8. Recorded by:(Name, affiliation, address)
David S. Byvrd / Janice Catlin
JRP Historical Consulting
1477 Drew Avenue, Sujte 105
Davis, CA V5616

*P9, Date Recorded; [(}/31/1996

*P10. Survey Type: (Describe_)

ekt #
S bl C--Comprehensive Survey
P11, ‘.Report Citation: (Cite survey report/other sources or "nong”) _Repart on Eleven Properties Within the East Street
Corridor, City of Woodland
*Attachments: [JNONE [JLocation Map [J Sketch Map £ Continuation Sheet Building, Structure and Ohject Record
ORock Art Record (3 Artifact Record

0] Archaeological Record (] District Record  DLinear Feature Recard [ Milling Station Record
I Photograph Record O Cther: {List)

DPR 523A (1/95) *Required information



State of California -- The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HAI #

BUILDING, STRUCTURE, AND OBJECT RECORD

Page A *NRHP Status Code __0O
«Resourca Name or #: __Ruthye's_Steak House
B1. Historic Name: __The Wheel
B2. Common Name: _ Ruthve's Steak House
B3. Original Use: _Restaurant 84. Present Use: _Restaurant
*B5. Architectural Style: __Modern
*BG. Construction History: (Construction date, alterations, and date of alterations.}
1941; 1961 Addition
*g7. Moved? (@No [IYes [JUnknown Date: Original Location:
*83, Related Features:
The Peart Warehouses, formerly A.W. Hays Trucking operation.
B9a. Architect: _unknown b, Builder: E.L.. Younger
+810. Significance: Theme _Accellerated Communications Area _Woodland
Period of Significance _194} Property Type _Restaurant Applicable Criteria __IN/A
(Discuss importance in terms of historical or architectural contaxt as defined by theme, period, and geographic scope. Also address integrity.)
Ruthye's restaurant had its beginning in association with the large trucking business of A.W. Hays. The land
was part of the large parcel where Hays ran his trucking operation from 1939 until the 1960s. He purchased
the property from Sidney Epperson in 1939 and had E.L. Younger built the restaurant in 1941, It was then
called "Anna's Cafe" and then "The Wheel.” The Wheel was run by Ann Webb for about 15 years. and then
by Al and Mary Gould for the next 15 years. During this period. the dining room was added. Ruthye
Ferguson purchased the restaurant from A,W. Hays in 1990. Ruthye’s closed around 1992. (See continuation
sheet)
811, Additional Resource Attributes: (List attributes and codes) _HP6, Commercial Building, 1-3 Stories
*B12, References: . ' :
Sanborn Maps: Bob Daht Notes: City Building Permit - ,
Records: - e {Sketch Map with notth arrow required)
Woodland City Directories
B13. Remarks: m @
>
n
e
. . w
* ¢-‘ -“‘ -
+814. Evaluator: __Stephen D. Mikesell . —f e
Date of Evaluation: ___(8/23/1996
{This space reserved for official commants.}
i
i *
OM ST.

DPR 5238 {1/95) *Required information




l State of California -~ The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HEl #
CONTINUATION SHEET Trinomial
Page _ 3 of _3  *Recorded by David S. Byrd / Janice Catlin *pate 10/31/1996 Continuation CUpdate

*Resource Name or #:-__Ruthye's Steak House

SIGNIFICANCE (continued)

Ruthye's Steak House building does not appear to qualify for listing in the National Register of
Historic Places because it has no association with events or persons important to our history and
because it is not a significant example of its type, period, or method of construction. The building was
built by A.W. Hays and the Hays family owned the building and land until 1990. The Hays family
never operated the restaurant, however, and it was only remotely associated with the Hays' trucking
operation. Although the building housed a restaurant for nearly half a century, it does not appear to
have made a significant contribution to the commercial history of the City of Woodland: it was one of
many highway-oriented restaurants located along Highway 113 and along Main Street near Highway
113. The building does not appear to be significant architecturally as an example of early 1940s
highway-commerical design, in Woodland or California generally, California during this period
produced some of the most interesting specimens in highway-commercial architecture; this
architectural heritage has been the subject of numerous studies. The Ruthye's restaurant building is a
modest example of that type, period, and method of construction, representing a simple stucco box

with no applied decorative treatment.

Ruthye's Steak House does not appear to meet any of the Criteria in "Historical Resources Inventory
Study List Evaluation Criteria." The restaurant operation does not meet any of the "Local Historical
Significance Criteria Based on Historical Patterns.” Neither does the roperty appear to meet any of the
ten listed "Other Criteria.” It does not embody the distinctive characteristics of a style or method of
construction (Criterion ¢), and it is not the work of a notable builder or architect (Criterion d),

DPR 523L {1/95} *Required information



! State of California -- The Resources Agency Peimiiry 4
DEPARTMENT OF PARKS AND RECREATION HR} #

PRIMARY RECORD Trinomial

NRHP Status Code 6

Qthor Listngs

i Review Corle Tevigwal bate _ ¢/
page |t of &
*Resource Name or #; Adom's Grain
P11, Other Identifier:
-P2, Logation: 03 Not for Publication [JUnrestricted a. County __Yolo
h USGS 7.5 Quad Dote T ;R S Vaof _ 14 ot Sec ¢ B.M.
. Address |00 [Zust Street city _Woodland Zip 93776
A UTM:  (Give more that one for large andfor Tinaar featural Zone . mE/ mid
. Other Locational Data: le.q, parcel &, legal desaription, cirscnons 1o asource, slevition, additional UTHs, =21, as appropriatel
*P3a. Description: (Describe resowrce and its major elements. ek design. marerials, sondition, alterations, size, sertng, and houndaries.)
The property at 1020 East Street - the Adams Grain Elevators - is a erain elevator operation. known to have
heen built in stages berween 1930 and 1968, (The <reel silos, shown as Ruilding 8 on the attached sketch plan.
were likely built after 1968y The property is i complex sl of eylindrical concrete sifos, as well as steel and
wood frame buildings and steel silos. The basic lavour of the complex is shown on the atached sketch pian,
The parcel may be seen us comprising eight distinet structures, as shown in the sketch plan,  (See
comtinuation sheet.)
+p3b, Resources Attributes: (List atributes and codes) _HPS. Industrial Building
‘P4, .Resour_ces Present: 3 Building E] Structure _E] Qbiect = Site (] District (3 E&iement of District (] Other (Isclates, etc.)
Lo o A : SO L pBh. Description af Photo: {View, date, etc.)

Adam's Grainery Silos. camera
facing northwest.
*pg. Date Consuucted/Age and Sources:
[JPrehistonic S Historie 2 Both
[955, 1958 g

*p7. Owner and Address:
William O, Adams
429 First Street
Woodland, CA_935693
P--Private
“P8, Recorded by:(Name, affiliation, address)
David S. Bvrd / Janice Catlin
JRP Historical Consulting
1477 Drew_Avenue. Suite 103
Davis. CA 93616
*p9, Date Recorded: _1{/31/1996
*P10. Survey Type:iDescribe}

: C--Comprehensive Survey
Report Citation: {Cita survay reportiother sources or "nans”-_Report on Eleven Properties Within the Eust Stregt

P11,
Corridor. Citv_of Woodland
“Attachments: [ MNOME S Lucation Map 7 Bketel Bag | Continuation Shaeet @ Building, Structure and Ohjece Racord
i~ Archaeological Record O District Recerd M inear Feinure Sacord T Milling Station Record [ Rock Art Record 53 Artifast Regort

T Phatograph Recored O Cher: (List)

DPR 523A {1/95) * Required information




i ‘State ot California -- The Resources Agency Primiry #

i DEPARTMENT OF PARKS AND RECREATION HRLZ

i BUILDING, STRUCTURE, AND OBJECT RECORD

S

Page __ 2 of _ 8 * *NRHP Status Code 0O

*Resource Name or #: __Adam's Grain

B1., Historic Name: . Adams Grain Co.

82, Common Name: _ Adais Grain Co.

B3. Original Use: Grainery 84, Prosent Use:  O--Other

*B5. Architectural Styte:  Silos

*BG. Construction History: {Construction date, alterations, and dats of allerations.)
1955, 1938 Silos

"B7. Moved? £INoe [Yes [QUnknown Date: Driginal Location:

“88. Related Features:

B%a. Architect: _unknown . Builder: unknown
*B10. Significance: Theme Industriatization Area _Woodland, Yolo County
Period of Sigficance 1983 Property Tvpe Grain Silos Applicable Criteria N/ A

{Discuss imporranca m terms of histoncal or architectural contaxt as z2fmed by theme. pernod. and geographic scope. Alsa address inlegnty.)

The Adam's Grain property does not appear to meer the criteria presented in the "Historical Resources
Inventory Study List Evaluation Criteria” because it is less than 30 vears old and does not appear to be
exceptionatly significant. The rationale for excluding this property is identical to that presented with respect to
the National Register Criteria. The Adams Grain Elevators do not appeur to be significant and For this reason
do not appear o qualify for listing in the Nutionud Register of Historie Places or the Woodland Landimarks
program. While they are hundsome examples of a classic American structural form - the conerete arain silo -
the buildings are much less than 50 yveurs old and do not appear to be exceptionally significant, For this
reason. the complex does not qualify for listing in the National Register of Historic Places. Similarly. the
complex does not appear to meet the eligibility criteria for designation as a landmark within the historic

preservatin program of the City of Woodland. (See continuation sheet.)

B11. Additional Resource Attributes: (List attributes and rodess FIPS. Industrial Buildinge

*812. References:

Woodland City Directories: TRW REDH Property Data,

1993 {Skutch Magp
Tax Assessor's Records: "Measure of Emptiness: Grain 4 [
Elevators in the American N :

Landscape” hy Frank Gohlke: Woodlund Daily Democrat.
July 23,1981
B813. Remarks:

“B14, Evaivator: __Stephen D, Mikesell
Date of Evaluation: (IR/23/19964
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*Resource Name or #: __Adam's Grain

DESCRIPTION {(continued)

Building 1. Building 1. the grain silos, represents the heare of the complex. Tt includes 30 cvlindrical
conerete sHos, arranged in groups of 10 and 20, with "str silos.” or interstice silos connecting the
cylinders. The farger group, o the north, wax buile in 1935, the siadler group in 1938, The silos are
shown in g general view in Photograph 1. A coneree head house is located at the north end of the
silos. us shown in Photograph 2.

Building 2. A large steel storage building is located adjacent to the southern (1958-built) silos. It is
shown in Photograph 3 and was huilt in 1930, 1o is used to store specialty grain, not typically stored
in the sijos.

Building 3. A sccond lurge frame building. simibar to Building 2. is attached to the northern group of
silos, This storage building was constructed in 1932, Jt s shown in Photograph 4.

Building 4. This building houses o grain miil. The sweel framed building is auached 1o the western
edge of Building 3. Building 4 was construcred ar some cime after 1958, It is shown in Photograph 3

Building 5. This building sheliers & grain drop pit and is arrached to the east side of the northern
group of silos. Tt was built in [968. It may be seen in Photograph 6.

Building 6. This freestanding steel warehouse is situated sourh of the sifo buildings. [t was built in
1960. Buildings 6 and 7 are shown in Photograph 7.

Building 7. This smali two-story woaod frame building serves as the office for the complex. It was
built some time after 1958,

Building 8. This "huilding" comprises a clister of steel grain storage bins situated north of the grain
mill: these are shown in Photograph 8. These steel bins appear o huve been installed in recent years:
they were certwinly buile after 1938 and probubly since 1980,

SIGNIFICANCE (continued)

As detailed by John Hudson in his history of American grain elevators (Gohlke and Hudson, 1992).
argin elevators ave been in use, in one form or another. since the early 1900s. The modern .
prototypical elevator. however, dates onty to about 1900, when builders perfected the slipform method
of huilding reinforced conerete exvlinders. Reinforced conerete itself dates only to the 1880s, when
various engineers, wmany in Calilornia. experimented with the inrroduction of metal reinforcement bars
mto conerete walls, girders. and beams. The new reinforeed concrete technology proved usetu! For
NRULY purposes but was so espensive that 18 use was generally limited to heav:iy loaded buildings and
structures. such as bridges. warehouses, and very ndl hmidmg.x. The technology was c.\LepnnmI!_\'
well-suited to grain silos. which had previously heen fashioned of wood and steel.  In addition 1o its
great strength, u reinforced conerere silo was fireproof, explosion-resistant, and relatively easy to
build, particularly atrer the technique of stipform consoruction had been perfected. The sliptorm was
simply a form, usually metal, that could be moved verticatly with the emerging building \».1” puiied

up 1o rest upon the hase of the previous pour,

By the carly decades of the 20th century, then, the basic stipform-poured,.cylindrical, reinforced
concrete silo was o perfected building form and had been buile by the thousands - perhaps by the
miflions - throughout the United Staces. Hundreds of such silos exist

DPR B23L (1/95} *Required information
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*Resource Mome or #; _ Mdinn's Grain

in California. niost in the Central Valley. with the bulk of these in the novthern Central Vidley. or
Sacrumento Valley,

The Adams Grain Elevators represent a good exaiiple of the basic building type, embodying the
slipform method of construction and the stundard arcangement of concrete silos. elevator head frames.
and other attributes of the type. While it is a good representative example of the type, the Adams
Grain Elevators complex is less than 30 vears old. National Register criteria specifically exclude the
listing of any huilding or structure that is fess than 30 vears old. unless the property can be shown to
be "exceptionally significant.” Further. the guidelines specify that a corresponding degree of
exceptionality must be demonstrated. corresponding to the extent to which the property is less than 30
veurs old. As noted. the Adams Grain Elevator complex was constructed between 1930 and 1968,
with the central concrete silos being built in 1955 and 1958, The property therefore would need to
exhibit @ high degree of exceptionality within the contexe of grain clevators. in the Central Valley or
clsewhere. There is no indication that such a high degree of significance can be attributed to these
stlos. either from a structural standpoint or from the standpoint of their contribution to the agricultural
development of the area.

The Adam'’s Grain property does not appear to meet the criteria presented in the "Historical Resources
Inventory Swudy List Evaluation Criterta” because it is less than 30 vears old and does not appear to be
exceptionatly significant. The rationule for excluding this property is identical to that presented with
respect to the Nationat Register Criteria,
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, R R N e
Photo 2. Concrete head house, camera facing southwest,
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Photo 3. Steel storage building; camera facing northeast.
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Photo 4. Northern storage building, camera facing southeast.
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“Resource Name or #: _Adam's Grain

Photo 6. Grain drop pit; camera facing northeast.

Photo 7. Warehouse and offlce camera facmg southeast
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MNRHP Status Code 6

Cther Listings
Review Cotle Reviewer pate _{ [
Page | of 3
*Resaurce Name or #: County_Education Storage
£1, Other [dentifier:
*p2, Loeation: []Not for Publication []Unrestricted a. County __Y0lo
b, USGS 7.5 Quad Date T : R ;_ 1aof 14 of Sec__; 3.M.
c Address __ L1 11 Gibson Road city _Woodland Zip 93776
d. UTM: (Give more than one for large and/or linear feature} Zane . mE( mN

e. Other Locational Data: (e.g. parcet #, legal description, directions 1o resource, elevation, additionat UTMs, etc. as appropriate)

*p3a, Description: {Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries.)

The County Education Storage Building at 1111 Gibson Road is a large gable-roofed warehouse sheathed in
corrugated metal, It is oriented lengthwise along the railroad tracks from north to south. An office area
occupies the south end of the building. with pedestrian doors and windows, and a shed porch extension along
the south end over the front walkway, Six-pane windows with pivotal upper sashes exist on the office front
(south) side and part way along the west and east sides. The windows along the west and east sides are
sheltered by awnings. with wood and shingles on the west side and canvas canopies on the east side. The lower
wall, below the porch overhang, of the south end is sided with board and batten. The porch overhang is buiit
of wood and has simple wooden posts with brackets supporting the outer edge. The triangular shed sides are
set with vertical boards cut at the bottom corners ro create a rough scallop design. The top of the shed
extension is covered with composition shingle roofing material. The office area occupies only a small portion
of the large warehouse which exists in the northern portion of the building. (See Continuation Sheet)

+P3b. Resources Attributes: (List attributes and codest _HP&. Industrinl Building

+p4.  Resources Present: B Building [ Structure ] Object ] Site {iDiswict [ Element of District {3 Other {Isolates, etc.}

’ P&b, Description of Photo: (View, date, etc.}
West, south_sides. camera facing

northeast,

*p6, Date Constructed/Age and Sources:
[ Prehistoric Historic {J1B8oth

' 1915-19235 est,
"- - L,
.. ' . © @ *P7. Owner and Address:

] _ . " _Helen Carey et al Trust ¢/o Rona

' : ‘ " B 2020 Marin Ave,

Pleasonton. CA

P-Private
*p3, Recorded by:{Name, affiliation, address)
David 8. Byrd / Janice Carlin

JRP Historical Consulting

1477 Drew Avenue, Suite {03
Davis, CA 93616

*pg, Date Recorded: 10/31/1996
*P10. Survey Type:{Describe)

C--Comprehensive Survey
*P11, Report Citation: (Cite survey report/other sources ar "none”) Renort on Eleven Buildings Within the East Street

Corridor. Cirv of Woodland

*Attachments: [I1NONE 1 Location Map O Skatch Map Continuation Sheet £ Building, Structure and Object Record
{J Archaeological Record (] District Record {7iLinear Feature Record [ Milling Station Record  [JRock Art Record [ Artifact Record

{1 Photograph Record [ Other: (List}
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State of California -- The Resources Agency Primary # .

DEPARTMENT OF PARKS AND RECREATION HAT
BUILDING, STRUCTURE, AND OBJECT RECORD
Page _ 2 of 3 *NRHP Status Code 0
*Resource Name or #: _ County Education Storave .
B1. Historic Name: __ Sieber Milling Co.
B2. Common Name: _ County Education Storave
B3. Original Use: Milling B4. Present Use: _N--Non-Conunercial
*B5.  Architectural Style: _Industrial Mill and Warehouse
*B6. Construction History: {Construction date, alterations, and date of alterations.)
1925-1935 est. Built; 1955 Major Remodel
*B7. Moved? ENo [IYes [JUnknown Date: Original Location:
*B8. Related Features:
B9a. Architect: _unknown ‘ b. Builder: unknown
*B10. Significance: Theme Industrialization Area _Woodland
Period of Significance _[925-35 est. Property Type _Mill and Warehouse Applicable Criteria  N/A
{Discuss importance in terms of historical or architectural context as defined by thema, period, and geographic scope. Also address integrity.)
The County Education Storage Building does not appear to be eligible for listing in the National Register
because it is not significant and because it lacks integrity, The exact date of construction is not documented
but it was substantially remodeled and much of the original complex was removed in 1955. The building was
estimated to be 30 to 40 years old at that time. making a probable date of construction at some point during the
1920s. The 1955 remode! included re-bracing of the structural elements and improvements to the office area.
Other changes to the mill building included removal of the head house, removal and replacement of corrugated
steel siding, retraming and recovering of door openings, and removal of ail wooden frame sliding doors. In
addition, other buildings in the complex were removed including an existing shop building. and sheds west of
the mill and head house. The building. while retaining the essential form of an early railroad-track oriented -
mill and warehouse, is dominated by work relating to this remodel. (See continuation sheet.)
B11. Additional Resource Attributes: (List attributes and codes) HP8. Industrial Building
“B12. References:
Woodland City Directories; TRW-RED] Property Data, ;
1995 Tax ASS"CSSOI' RO“S - {Sketch Map with north arrow required)
B13. Remarks: 4
N
. e
“B14. Evaluator: _ Stephen D. Mikesell 1)
Date of Evaluation: ___08/23/1996 ‘K_Z\
N
{This space reserved for official comments.} ! IR .
: S
41B20N Roap
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-*Rasource Name or #: _ County Education Storage

DESCRIPTION (continued)

The warehouse portion of the building is sided and roofed completely with corrugated metal.
Openings are found only in the form of large industrial sliding doors, Doors with upper sliding tracks
exist near the center of the east wall, at the left side on the north wall, and near the right side of the
west wall. In addition, a pair of tall through sliding doors extending up to the roof overhang exists at
the center of the east and west walls. Each of the two tall openings is sheltered by a raised metal
canopy supported by metal poles and attached at the roof just above the eaves. Spaced along the roof
ridge are four ventilation turbines. Three skylight vents run up to the ridge along the west side of the

roof.

SIGNIFICANCE (continued)

Historically, this building complex was put to use by wholesale seed companies, Sieber Milling
Company, a feed supply run by Ray H. and Griffith B. Sieber, was listed in the 1948 Polk Directories .
at this site. Then in 1955, when Leonard and Helen Carey purchased the property, an agreement was
made by them with C.M, Volkman and Company. The Careys would provide the the remodel and
changes to the buildings as specified, and Volkman Company would lease the complex for 20 years.
Harry Kinder managed the site for Volkman at this time. The 20 year lease apparently was not
completed, because in 1965 Caladino Farm Seeds Inc, is listed as occupying the complex. Caladino
was gone by 1975. The first listing of the building as used for County Education storage is in 1994,
There are no known associations between this building and persons or events important to our history.
Lacking integrity, and having no known significance, the building does not appear to qualify for
National Register listing.

The County Education Storage property does not appear to meet any of the criteria in the "Historical
Resources Inventory Study List Evaluation Criteria.” The building, which had a variety of uses over
time, does not meet any of the "Local Historical Significance Criteria Based on Historical Patterns.”
Neither does the property appear to meet any of the ten listed "Other Criteria.” It does not embody
the distinctive characteristics of a style or method of construction (Criterion ¢), is not the work of a
notable builder or architect (Criterion d), and has no known association with persons or events of local

importance (Criterion b.)
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*Resource Name or #: Celoni Qi Company
#3. Other Identifier:
*P2. Location: [JNot for Publication [JUnrestricted a. County _ Y ulo
1. USGS 7.5' Quad Date T i R : 14 of __ 114 of Sec __; B.Mm.
e. Address __| 121 Gum Avenpue city _Woodland Zip _V3RY3
Zone . mE/ mN

. UTM:  (Give inore than one for large andior linear leaturas
€. Other Locational Data: {e.g. parcel #, legal description. dwections to resource, elevation, additional UTMs, etc. as appropriate}

Assessor’s Parcel Number: 06-334-08-1

*P3a, Description: (Dusaribe resource and its major elements. Inchuda design, materials. condition, alterations, size, setting, and boundaries.)

A small complex of buildings that have long been associated with the Standard Oil Company distribution
center stands at 1121 Gum Ave. There are four buildings all facing inward around the asphalt loading area,
The small office building is located Inunediately o the left upain enery to the complex from Gum Street. A
larger storuge shed. partially open and partially enclosed. is next to the office on the north side. At the rear of
the lot is a small corrogated metal garage. The largest building. a partially enclosed warehouse with louding
docks. runs along the east edge of the property. lengthwise from north to south along the railroad tracks.

(See continuation sheet.)

*P3b. Resources Attributes: {List attributes and codes)  [4P8. Industrial Building
*P4.  Resources Present: {3 SBuilding {3 Structure Objec: T Site ::]Distric_f CiElernent of Distrigt 73 Other {Isalates. etc.)
: PSh. Description of Phota: {View, date, etc.)

*P6. Date Constructed/Age and Sources:
G Prehistoric 3 Historic 71 Both

\\M_ —_ 1921: 1925; 1935; 1932

- .- - = %p7. Owner and Address:
s _doseph & Virginia Celoni
) P.0. Box 846
Woaodland. CA 95776
P--Private
{ "P8. Recorded by:(Name, affiliation, address)
David S, Bvrd / Janice Catlin
JRP Historical Consulting
1477 Drew Avenue. Suite 103
Davis. CA V5616
*PY9. Date Recorded: _[0)/31°]199A
*P10. Survey Type:{Describe)

x C--Comprehensive Suyvey
*P11. Report Citation: (Citg survey caport/other sourtes or “aone™  Report on Eleven Properties Within the Eust Street

Corridor, Citv_of Woodland ,
{2 3kotch Man & Contmmiation Sheet i3 Building, Structure and Olyect Record

*Attachments: [JNONE [ tocation Map i
T Archaeciogical Record {1 District Record  {JiLinear Fratura Record ) Milling Station Record (] Rock Art Record ” Artitact Record

= Photegraph Record (0 Other: (List)
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State of California -- The Resources Agency Primmary 4
DEPARTMENT OF PARKS AND RECREATION HRI #

BUILDING, STRUCTURE, AND OBJECT RECORD

Page

__2._.. of _ 3 *NRHP Status Code __ 0O

P b

*Resource Name or #: __Celoni O] Companv

B1. Historic Name: ___Standard Oil Company
B2. Common Name: __ Celoni Qil Company
83, Orginal Use: _OH Distribution Center 84, Present Use: _C--Commercial
*B5. Architectural Style: __Industrial -
*Bg. Construction History: {Construction date, alterations, and date of alterations.}
1921 Garage; 1925 est. Tanks; 1935 Warehouse
*B7. Moved? BINo DOYes OtUnknown Date: Original Logation:
*B3, HRelated Features:
89a. Architecr: _unknown b. Builder: unknown
*B10, Significance: Theme _Industrialization area _Woodland
Pariod of Signiticance _1921-1946 Property Type _Oil Distribution Applicable Criteria __N/A
[Discuss importanca in terms of historical or architectural context as defined by theme, period, and gecgraphic scopa, Also address integrity.)
The Standard Oil Company established the first buildings of its oil distribution center around 1921 with a 22’
by 30' garage building estimated at $2000. Tanks were installed next and appeared on the Sanborn map by
1926, A warehouse was added in 1935 and altogether, by 1942, there existed a corrugated metal warehouse, a
dock high warehouse, and a covered dock. In 1952, a 26" by 22’ office building was added at the corner of *
Gum Street next to the alley. That office was later remodeled in 1964. The warehouse was remodeled in
1974.  Standard Qil Company of California owned and operated the distribution center from its beginning
until between 1975 and 1980 when for a brief time it was listed as Chevron Oil Company of U.S.A, By 1985,
the distribution center was listed as the Celoni Oil Company (Chevron Oil Products), the name it continues to
operate under today. (See continuation sheet.)
B11. Additional Resource Atrributes: (List attributes and codes} _HPS8. Industrial Buildine
*B12. References:
Woodland City Directories; TRW-REDI Property Data . -
Disk. 1995: Sanborn Map:;‘ {Sketch Map with north arrow required}
Yolo County Tax Assessors Records; Building Permirs Ifl
B13. Remarks: L2
*B14. Evaluator: __Stephen D, Mikesell
Date of Evaluation: ___(0R/23/1996 &
{This spaca reserved for official comments,) g
= {132) )
i 7
3 i)
& 152 3
4UM AVE.
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Page __J of 5 *Recorded by David S. Byrd / Janice Catlin *Date 10/31/1996 &1 Continuation {1 Update

*Resource Nama or #: __Celoni Oil Company

DESCRIPTION (continued)
The office building at the southwest corner of the lot is a small wooden building with stucco exterior

and some simple wooden design elements. The structure is basically square in plan, with a flat roof
.and flat eaves wrapping around the walls below the roof parapet. Door and window surrounds are
designed with the side framing elements extending upward beyond the top wood framing element,
creating a ladder type decorative form. Narrow vertical wood strips along the walls and at the corners
make a board and batten wall design. The front south side of the building faces Guin Street and has a
recessed entryway and a double hung wooden sash window at each side. The west alley side has no
window or door openings but has the decorative vertical wood piece elements in approximately the
same spacing as the window and door elements on the other walls. The rear north side of the building
has a door at the center, with a 2/2 double hung wooden sash window at the left side and two small
double hung windows at the right. The east side elevation has a bank of three 2/2 double hung

wooden sash windows.

The storage shed that stands just to the north of the office is a simple medium pitched gable roof
structure. The storage area is enclosed at the north side and open at the south side. The roof and
enclosure walls are completely sheathed in corrugated metal, The small garage that stands at the rear
(north side} of the property is set up for vehicle storage with two roll-up garage doors facing south
toward the center of the property. It has a shed roof and is completely sheathed in corrugated metal.

The building at the east edge of the property along the railroad tracks is the main building for
distribution. The building form is long and rectangular, with a salt box type of roof shape that has the
ridge further toward the back (east) side than the front. The eaves side of the gable roof is much
longer on the front (west) side, offering shelter to the people and materials within the partially
enclosed loading area of the building. A shed dormer extends at the center from the front (west) eaves
side of the roof. The building is fully enclosed at the north side and partially enclosed at the south
side, with the open portion being at the front (west) side for loading. The open front area is fronted
with high loading docks. The eaves that extend over the loading docks are supported by wooden posts

with three prong braces.

SIGNIFICANCE (continued)

The Celoni Oil Company complex of buildings does not appear to be eligible for listing in the National
Register of Historic Places. The core of the complex, the high docks warehouse, does appear to date
back to the 1920s, and the majority of the complex does date prior to 1942, but the buildings are not
exceptional or unique architecturaily in the field of oil distribution. The complex did play a role in
providing fuel in an age of motors and growing demand for that fuel, but the contribution of this
complex was not exceptional or significant to the history of Woodiand. Additionally. the complex is
not known to be associated with people or events significant to Woodland history. Therefore, the
Celoni Oil Complex does not appear to be eligible for listing in the National Register of Historic

Places.

The Celoni Oil Company complex does not appear to be meet any of the criteria in the "Historical
Resources Inventory Study List Evaluation Criteria,* The complex, while an early oil distribution
facility, does not appear to have made an important contribution to meet "Local Historical Significance
Criteria Based on Historical Patterns.” Neither does the property appear o meet any of the ten listed
"Other Criteria." It is not associated with persons or events important to the local history and is not the
work of a notable builder or architect. The complex dates to several decades of construction and is not
a notable example of any given period of use, design, or function.
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*Resource Name or #: _Celoni Oil Company

il nnmum “, “_;w
1 an

Da‘

=)

Photo 5 Open docks warehouse, back side; camera facing northwest.
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Shed storage; camera facing northwest.
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DEPARTMENT OF PARKS AND RECREATION HRI #
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NRHP Status Code 581

Other Listings
Review Code Reviewer

Date [ [/

Page _L _of _4

*Resource Name or #: Peart Warehouses
P1. Other ldentifier:
*P2, Location: [JNot for Publication []Unrestricted a. County __Yolo
b.USGS 7.5" Quad Date T ;R H 4 of _ 14 of Sec __; B.M.
e. Address __ 12725 Fast Oak Avenue ciy _ Wondland zip 95776
d. UTM: (Give more than one for large and/or linear feature) Zone . mE/ miN

a. Other Locational Data: {e.g. parcel #, legal description, directions to resource, slevation, additional UTMs, etc¢, as appropriate)

Pescription: {Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries,)

A group of three warehouses stand linked together at 1225 East Oak Street, facing East Street, oriented
lengthwise west to east. The buildings are sheathed with corrugated metal and have varying rooflines,
ascending from the largest at the south side to the smallest at the north side. The two larger buildings measure
48' by 116' and 48' by 118" with a 14" by 48’ enclosed porch. The front facades of the three sections are
united on the west side forming a three tiered roofline. The largest section at the right (south) side, has a
medium pitched gable roof. The central section has a lower pitched gable roof, and the smallest section at the
left has a rectangular parapet fronting the low pitched gable roof structure, Each of the units has large
industrial sliding doors. The three sections extend back to the west at differing lengths, with the middie
section extending turther (west) than the two outer sections.

*P3a.

*pah. Resources Attributes: iList attributes and codes) PO, Commercial Building, 1.3 Stories

*P4, Resources Present: B3 Building 3 Structure O Object (1 Site I District ) Element of Diswrict  [J Other lIsolates, etc.)
R H L < : M P5h, Description of Photo: (View, date, etc.)

1. Front {west}, south sides;

q.camera facing northeast.
*P6. Date Constructed/Age and Sources:
ClPrehistoric B Historic [JBoth

1931, 1932: 1934: 1961; 1968

T *P7. Owner and Address:

P--Private

*P8. Recarded by:{Name, affiliation, address)
David S. Bvrd / Janice Catlin
JRP Historical Consulting
1477 Drew Avenue, Suite 105
Davis, CA 95616
T *P9, Date Recorded: _10/31/1996

*P10. Survey Type: {Dascribe)

C-~Comprehensive Survey
Renort on Eleven Properties Within the East Street

“P11. Report Citation: {Cite survey report/other sources or "none"}

Corridor, Citv of Woodland

*Attachments: [JNONE [ Location Map [1Sketch Map £ Continuation Shaet £ Building, Structure and Object Record
I Archaeological Record [J District Record [JLinear Feature Record [JMilling Station Recard [J Rock Art Record (J Artifact Record

[J Phomwgraph Record O Other: {List}
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State of California -- The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION MR #

BUILDING, STRUCTURE, AND OBJECT RECORD

Page __ 2 of _% *NRHP Status Code _ 351
*Resource Name or #: __ Peart Warehouses

B1.
82.
B3.
*BS5.
*B6.

*B7.
*B8,

B89a,
*B10.

B11.
*B12.

B813.

*Bi4.

Historic Name: __Epperson Trucking / A.W. Havs Trucking
Common Name: __Peart Wareliouses
Originat Use: _Trucking Operation
Architectural Style: __[ndustrial Warehouses
Construction History: {Construction date, alterations, and date of alterations.}

1930 Original Garage; 1932 Warehouse: 1950 Loading Shed: 1961 Truck Port: 1968 Pole Shed Addition

B4, Presemt Use: _N--Non-Commercil

Moved? No {I¥Yes [QUnknown Date: ) Original Location:
Related Features:

Ruthye's Steak House (formerly "The Wheel™)

Architect: _Unknown b. Builder: §.G. Motroni

Significance: Theme _Industrialization area _Woadland: Yolo Countv

Perind of Significance 193 1-1946 Property Type _Waurehouses Applicable Criteria  IN/A
period, and geographic scape. Also address integrity.}

{Discuss importance in terms of historical or architectural context as detined by themea,

The buildings of the Peart Warehouses at 1225 East Oak Avenue have an association with the early days of
agricultural trucking in Woodland and the development of the agricultural trucking industry. The property was
originallly owned by Sid Epperson, later known for his ownership of the Cadillac-Olds dealership on Court
Street, The first building was constructed in 193 1. when Epperson hired J.G. Motroni to built a garage,
constructued of box woodframe and valued at $2000. In 1932, Epperson had Motroni build a warehouse
valued at $1500. Johason Oil Company constructed a $1000 gas storage facility at the site in 1934,

Epperson's trucking business continued until 1939 when it was bought by A.W. Hays. (See continuation

sheet.)

Additional Resource Attributes: (List attributes and codes) _HP6. Commercial Building, 1-3 Stories

References:
Woodiand City Directories; TRW-REDI Property Data, : :
1995 Sanborﬁ IVIElpS' - ISketch Map with north arrow required}
Don Hays Interview by Ron Pinegar; City Building

Records: County Tax Assessor _ 4
Maps: Bob Dahtl Interview . N
R ks:
emarks —(!%‘ D
-
® -

Evaluator: __ Stephen D, Mikesell '
Date of Evaluation: _ (}8/23/1996 -

{This space reserved for official comments.)

OAK ST,

*Required information
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*Resource Name or #: __Peart Warehouses

SIGNIFICANCE (continued)

The trucking operation of A.W. Hays grew from the time he bought Epperson's property in 1939 over
the years to become one of the largest agricultural carriers in the state, His operation grew to a
capacity of 48 trucks at one time plus some 20 owner operators. Hays ran his business at the Oak
Street site until 1963, when he moved his operation to County Road 102, just off of East Main Street.
During the earlier period at Oak Street, e built up his property with several alterations and additions
to the original warehouse that exists on the south side of the property. In 1941, he had a restaurant
built at the northwest corner of his parcel. The restaurant was first listed as Anna's Cafe, but later
became known as "The Wheel." The next major addition to the truck buildings was done in 1950 with
the construction of a $1500 loading shed. A 14’ by 42" truck port was added to the north side of the
buildings in 1961, and in 1968, an open pole shed addition was butlt, enclosing the 1961 truck port.

During Hays years in the trucking business, he brought to the area some innovations that were new in
the field of agriculturai trucking, He introduced new ways of hauling rice from the fields using a grain
hopper trailer during the early 1950s. Hays was also one of the first to introduce truck radio
communications during the late 1950s. In the Woodland economy, Hays was important as one of the
major employers, only after government, Spreckels. and Contadina.

The buildings of the Peart Warehouses, as they stand today, are no longer a good representation of
what they were during the historic period of Hays' trucking operation or Epperson’s operation. The
historic period would be considered to be over 50 years ago, thus comprising the complex that
Epperson initiaily built and Hays built up in the 1940s, the first decade of his business. Since 1950, a
number of additions and changes have been made to the north and rear sides of the main warehouse
buildings, diminishing the presence of the original buildings. The buildings and the grounds have

deteriorated as well.

The buildings of the Peart Warehouses do not appear to be eligible for listing in the National Register
of Historic Places owing to a loss of integrity of setting as well as demolition of some key buildings
and construction of additions to the buildings. The buildings that stand at the property represent the
core of buildings that existed at the site when it was operated by A.W. Hays, these being truck
maintenance buildings., When the property was used by Hays, however, it included an integrated
operation of truck sheds, large open parking areas. a gasoline station at the corner of East and Oak,
and other improvements. The complex, as a whole, while retaining most of the larger buildings, does
not convey the feeling or association that existed when Mr, Hays was in charge. The gasoline station
has been removed. The parking ot has been subdivided through the installation of permanent fences.
Some recent additions have been made to the remaining truck service buildings. In sum, the complex
does not appear to retain sufficient integrity to warrant listing in the National Register of Historic

Places.

The Peart Warehouse property does, however, appear to qualify under the "Historical Resources
Inventory Study List Evaluation Criteria” of the City of Woodland, specifically for its association with
the pioneering agricultural trucking operation of A.W, Hays. A.W. Hays was an innovative
businessman who developed a trucking operation that was important to the local agricultural economy
and to the City of Woodland. He also left to the city a museum of historic trucks that is a city treasure,
The property at 1225 East Oak Street was used by Mr. Hays between 1939 and 1963, the formative
decades of the firm and the period in which Hays built the company into a major force in agricultural
trucking.

The Woodland Study List Criteria, like the National Register Criteria, include a requirement that a
property retain integrity to warrant listing. The conclusion that the property meets the local criteria,
while not meeting the National Register criteria, is based upon the special emphasis on local people

DPR 523L (1/95) . ‘ *Required information
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and local economic forees included within the Woodbud criteria. The Hays trucking operation, while
now atfiliated with a much larger firm. was an exclusive product of the City of Woodland and is
eiublematic of the long affiliation of Woodland with the local agricultural economy. Because it is a
key resource at the local level, the property appears to nweet Ciy of Woodland criteria. despite changes
o the setring for the buildings.
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East Street Corridor Specific Planf

APPENDIX G - PLANT MATERIALS

PusLiCc RIGHT OF WAY LANDSCAPING
Street Trees (botanical name/common name)

Pistachia chinesis/Chinese Pistache
Pyrus calleryana “Aristocrat” /Pear
Pyrus calleryana “Bradford” / Pear
Celtis australis/European Hackberry

Corner Planters/Other Landscaping
Trees

Lagerstroemia inidca/Crape Myrtle
Shrubs

Berberis thunbergii “ Atropurpurea” /Japanese Barberry
Xylosma congestum compacta

Dietes Vegeta/Fortnight Lily

Raphiolepis indica “Ballerina”/Inidian Hawthorn

Ground Covers

Euonymus fortunei “Colorata”
Trachelsperum jasminoides/Star Jasmine

Annuals

Zinnia haageana “Old Mexico”/Zinnia
Zinnia augustifloria/Zinnia
Tagetes tenufolia “Lemon Grass” /Marigold

ON-S1TE LANDSCAPING
Trees

Celtis austrailis/European Hackberry

Celtis sinesis/Chinese Hackberry

Cedrus atlantica “Glauca” /Blue Atlas Cedar
Carpinus Betulas/European Hornbeam
Cedrus Deodara/Deodar Cedar

Flowering Plums

-




&ppendix G - Plant Materials

Ginkgo Biloba/Maidenhair
Lagerstroemia indica/Crape Myrtle

ar  Laurus Nobilis/Grecian Laurel
Ligustrum lucidum/Glossy Privet
Liriodendron Tulipifera/Tulip Tree
Magnolia soulangiana /Saucer Magnolia
Malus/Crabapple

1 Pinus canariensis/Canary Island Pine
Pinus halepenis/ Aleppo Pine

Pinus pinea/Italian Stone Pine
Pistachia chinesis/Chinese Pistache
Platanus acerlfolia/London Plane Tree
++ Pyrus calleryana “Aristrocrat” /Pear
Pyrus calleryana “Bradfordii”/Pear
Pyrus kawakaamii/Evergreen Pear
Quercus suber/Cork Oak

Quercus ilex/Holly Oak

-+  Quercus lobata/Valley Oak

Quercus virginiana/Southern Live Oak
Rhus lancea/African Sumac

Sapium Sebiferum/Chinese Tallow
Sequoia semperivens/Coast Redwood

Shrubs

- Abelia “Edward Goucher” /Pink Abelia
Agapanthus africanus “Alba” /White Lily of the Nile
-+ Agapanthus africanus/Lily of the Nile
Arbutus unedo copacta/Compact Strawberry Tree
Arctosaphylos bakeri “Louis Edmonds” /Louis Edmonds Manzanita
Arctosaphylos densiflora “Howard McMinn” /Howard McMinn manzanita
Arctosaphylos hookeri/Monterey Manzanita
1 Berberis thunbergiana “ Atropurpurea” /Japanese Barberry
Ceanothus spp. .
Cercis occidentalis/Western Redbud
Cistus skanbergli/Hybrid Rockrose
Cotoneaster lacteue /Parney Cotoneaster
1T Diets Vegeta/Fornight Lily
Escallonia “Newport Dwarf” /Escallonia
Euryops pectinatus/Euryops
Grevillea “Noelli”/Grevillea
Hebe “Coed”
=+ Hemerocallis auranticaca/Day Lily
Heteromeles arbutifolia /Toyon
Juniperus chinesis “Mint Julip” /Chinese Juniper
Nandina domestica/Heavenly Bamboo




East Street Corridor Specific Plé«fn

Mahoni aquifolium/Oregon Grape
Photinia

Pyracantha “Santa Cruz”/Firethorn variety T
Raphiolepis indica “Ballerina”/Indian Hawthorn

Rhamnus californica “Eve Case”/Eve Case California Coffeeberry
Vibrunum tunnus compacta/Laurustinus

Pittosporum tobira “variegeta”/Variegated Pittosporum
Pittosporum tobira “Wheeler’s Dwarf” /Tobira T
Xylosma congestum compacta

Ground Covers

Ceanothus gloriosus/Pt. Reyes Creeper -
Coprosma Kirkii

Euonymus fortunei “Colorata”
Gazani sp./Gazania

Hedera helix/English Ivy
Hypericum calycinum/Aaron’s Beard -
Juniperus horizontalis “plumosa”

Juniperus procumbens “Nana”/Dwarf Juniper
Juniperus sabina “Buffalo”

Myoporum

Ribes viburnifolium /Evergreen Currant +r
Rosmarinus officinalis/Rosemary
Vinca Minor/Dwarf Perlwinkle

Annuals

None specified




