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DREAM Team

• City of Straffordy o S a o d
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• Lead Planning Consultant

Project Manager:

Mike Hurlbert AICPMike Hurlbert, AICP



What is DREAM?

• An initiative that provides select communities 
access to professional planning, technical and 
financial assistance necessary to accomplish theirfinancial assistance necessary to accomplish their
downtown revitalization plans.

h l d h• A comprehensive, streamlined approach to 
downtown revitalization, essentially a One‐Stop‐
ShopShop.

• Framed by a 3‐Year commitment, however 
ill d i h h DREAM I i i isupport will not end with the DREAM Initiative



Missouri DREAM Communities



What are the goals of DREAM?g

• To re‐establish the Downtown core

• To increase property tax values and sales tax• To increase property tax values and sales tax 
opportunities

• To re‐establish a sense of place and cultural 
heritage in the heart of the community

• To attract new private investment and new jobs



Why Downtown is Important

• Represents City of Strafford’s heritage

y p

• Represents City of Strafford s heritage

• Image and identity linked to Downtown

• Downtown accounts for a large percentage 
of the community’s tax base

• Important to maintain and improve past 
public investment

• Gathering place promoting a sense of 
community



Downtown DREAM Boundaryy



DREAM Conceptual Overview



Downtown Planning 
S f W kScope of Work

Land Use, Building and Infrastructure SurveyLand Use, Building and Infrastructure Survey
Community Focus Groups
Downtown Organizational Development Assistance
Financial Assistance Evaluation

• Building and Streetscape Design Guidelines
• Downtown Housing Market Analysis
• Retail Market Analysis
• Marketing Plan• Marketing Plan
• Communications Plan
• Downtown Strategic PlanDowntown Strategic Plan



Land Use, Building & 
I f SInfrastructure Survey

• Mapping for the Downtown Area is• Mapping for the Downtown Area is 
complete

• Catalogs existing conditions• Catalogs existing conditions 

• Provides the foundation for future planning 
work and formation of recommendationswork and formation of recommendations
– Maintain Vacant Space Inventory

I f t t– Infrastructure

– Code Enforcement

Parking– Parking

– Wayfinding 



Community Focus Groupsy p

• Conducted 6 Focus Groups• Conducted 6 Focus Groups
– School Board and Administrators

El t d Offi i l– Elected Officials

– Business Owners

– City Staff 

– City Residents

– High School Students

• Discussed Downtown Past, Present, and 
Future



Community Focus Groups (cont.)y p ( )

• Generally the feeling among the groups was that• Generally the feeling among the groups was that 
Downtown is not moving in any direction: 
“STAGNANT” “STALE”

V li b ildi d h i– Vacant spaces, unappealing buildings and aesthetics
– Encouraged by City’s desire to revitalize Downtown

• Highest priorities 
– Adopting a Route 66 theme to draw visitors
Adding dining and retail* – Adding dining and retail

– Improving parking, streetscape, building conditions
– Increasing cooperation between all parties to 
D tDowntown



Community Focus Groups (cont.)y p ( )

d l d• Business owners cited low cost, tradition, 
and location as major reasons they 
l d h i b ilocated their businesses Downtown

• Owners also felt new business could be 
attracted if City considered incentives, 
marketing Downtown with a focus on 
Route 66, and becoming more user 
friendly

*



Community Focus Groups (cont.)y p ( )

d l f• Residents visit Downtown mostly for 
services (auto repair, photo, beauty, 
h d di ) d d i hpharmacy, and diner), and during the 

annual Route 66 Days festival*
• Other needs – Improve parking, 
streetscape (sidewalks, lighting, signage, 
pedestrian safety), and general 
infrastructure



Community Focus Groups (cont.)y p ( )

h d f• Other priorities:  Wider variety of 
businesses
– Independent specialty‐type shops (clothing, 
antiques, and Route 66 souvenir shops) *– Restaurants (Chinese, Mexican, higher‐end 
bar, coffee shop, restaurant with outdoor 
seating and/or by the glass liquor license)seating and/or by‐the‐glass liquor license)

– Entertainment Venues (live music, bowling, 
movie and live theater farmer’s market)movie and live theater, farmer s market)



Community Focus Groups (cont.)y p ( )

h• Other priorities:
– Strafford’s reputation as a “speed trap” 
d h h ffdiscouraging through traffic

– Downtown apartments to support business

– Infrastructure (burying utility lines, 
improving drainage, sidewalks, signage & 
buildings)buildings)

– Adding greenspace, planters, murals & other 
creative aesthetic improvements* creative aesthetic improvements



Downtown Organizational 
D l t A i tDevelopment Assistance

i f l d i b 2009• First Draft completed in December 2009

• Review existing structure and look to build 
on current efforts

• Review the key elements of successful 
organizations against existing structure

• Focus on increasing capacity and 
sustainability of organizations for 
revitalization of Downtown



Organizational Structure
E i tiExisting

Strafford Area Strafford Area 
Chamber of 

Commerce & Industry

City of Stafford

Downtown 
Revitalization 
Corporation

DOWNTOWN REVITALIZATION



Organizational Structure
R d dRecommended

Downtown Strafford 

Downtown 
S ff d 

Downtown Strafford 
Revitalization Coalition

Downtown 
Strafford 

Community 
Improvement 

District
Downtown 
Strafford 

Redevelopment 
Corporation

Strafford 
Community 

Development 
Corporation

Corporation

Collaborative 
Efforts

City of 
Strafford

Strafford Area 
Chamber of 
Commerce & 

IndustryIndustry

DOWNTOWN REVITALIZATION



Financial Assistance Review

• First Draft completed in December 2009• First Draft completed in December 2009
• Develops a Downtown Pro‐Forma 
• Downtown revitalization requires• Downtown revitalization requires 
combination of public and private funds

• Examines existing statutory financing g y g
mechanisms including:
– Tax Increment Financing
Community Improvement Districts– Community Improvement Districts

– Local Option Economic Development Sales Tax
– Transportation Development Districtp p



Financial Assistance Review 
( t )(cont.)

l f l f• Example – If a TIF was put into place for 
the DREAM study area it would generate 

f $gross revenues of over $1.9M

• Example – If a $.01 sales tax CID (or TDD) 
was put into place for the DREAM study 
area it would generate gross revenues of 
over $7.2M*



Housing Market Analysisg y

A l th t ti l id ti l d d i• Analyze the potential residential demand in 
Downtown Strafford

• Determine if residential development wouldDetermine if residential development would 
complement the overall revitalization efforts of 
the Downtown area 

• Determine the types of residential market 
demand that exists
P id i f ti di i ti• Provide information regarding existing 
residential developments

• Provide local demographic and economic dataProvide local demographic and economic data



Retail Market Analysisy

h k l f• Comprehensive market analysis of 
Downtown and the surrounding area

• Identify trade areas and conduct 
quantitative analysis of demographic and 
economic conditions

• Provide relevant information and analysis y
for use in strategy development



Marketing Plang

d l• Conduct SWOT analysis

• Provide proven marketing strategies

• Marketing efforts directed at meeting 
specific strategic goals identified through p g g g
planning efforts



Communications

h h• Ongoing throughout DREAM process

• Communication map directed at keeping 
community informed and involved in 
planning and implementation process



Downtown Strategic Plan

U ifi th it ’ i i d ti

g

• Unifies the community’s vision and ties 
together all previous planning elements

• Identifies opportunities and challenges• Identifies opportunities and challenges 
• Guides future actions

Directs the sequence of pieces– Directs the sequence of pieces
– Informs policy/decision making
E t i bilit• Ensures sustainability

• Directs limited resources to specific 
outcomes to provide maximum benefitoutcomes to provide maximum benefit



Building Design Guidelinesg g

C ti f b ildi d i id li f• Creation of building design guidelines for 
use as standards for development / 
redevelopment of Downtown structuresredevelopment of Downtown structures

• Creation of integrated streetscape design 
addressing aesthetics pedestrian /addressing aesthetics, pedestrian / 
bicycle / automobile mobility and growth

• Provide character and unique sense of• Provide character and unique sense of 
place that is inherent in Downtown



Building Design Guidelinesg g

Building & Streetscape Design GuidelinesBuilding & Streetscape Design Guidelines 
Kick‐Off Meeting – December 2, 2009
• Discussed issues of building design code• Discussed issues of building design, code 
enforcement, and maintenance

• Develop the objectives for the Building• Develop the objectives for the Building 
Design Guidelines

• Began determining the 10 buildings for• Began determining the 10 buildings for 
subject of architect study and site for 
perspective renderingperspective rendering



DREAM Strafford Building 1 Concept

• Provide awnings to 
match business colorsmatch business colors
• Provide signage band 
with lighting
• Provide accessory 
it 66 i flitems: 66 signs, flags, 
pole banners, wall 
mural
• Provide landscaped p
median / island



DREAM Strafford Building 2 Concept

• Provide awning over front doorg
• Provide signage band
• Clearly delineate parking / pedestrian area 
• Provide outdoor seating area / tables & 
umbrellasumbrellas
• Provide landscaping



DREAM Strafford Building 3 Concept

• Provide retail windows 
wherever possiblewherever possible

• Building colors can match 
business

• Provide signage band with 
lighting

• Provide landscapingProvide landscaping



DREAM Strafford Buildings 4‐5‐6‐7 Concept



DREAM Strafford Buildings 4‐5‐6‐7 Concept

• Provide awnings with 
colors to match business
• Provide signage band
• Square up parapet wall w/ 
dental trim
• Uniform paint and trim 
colors per building

• Provide retail windows

colors per building

• Provide retail windows 
wherever possible
• Provide awnings with 
colors to match business
• Provide signage band with 
lighting



DREAM Strafford Building 8 Concept

• Paint building to match 
color scheme of businesscolor scheme of business

• Clearly delineate front 
door / public entrance / 
pedestrian areas / parkingpedestrian areas / parking

• Provide permanent 
monument sign

• Provide landscaping



DREAM Strafford Building 9 Concept

• Concentrate on 
d ti i b ildiadvertising building

• Provide screening to 
nonpublic areas

• Clearly delineate parking 
and pedestrian areas

• Provide landscaping• Provide landscaping



DREAM Strafford Building 10 Concept

For Restaurant:
• Provide covered porch for front entry
• Provide outdoor seating area
• Provide screening to nonpublic areas
• Clearly delineate parking and pedestrianClearly delineate parking and pedestrian 
areas
• Provide landscaping



Building Design Guidelines 
( t )(cont.)

• Perspective Rendering• Perspective Rendering
– Begin with a concept already in 
developmentdevelopment

– Look at principles of good land use planning

Analyze feedback from focus groups and– Analyze feedback from focus groups and 
meetings

Gauge feasibility and issues– Gauge feasibility and issues

– DREAM big



Building Design Guidelines 
( t )(cont.)

• Good Land Use Planning• Good Land Use Planning
– Separate incompatible uses by locating them in 
different parts of the community or buffering them p y g
from each other

– Accommodate daily services in a central location or 
b i di ibusiness district

– Locate institutional and cultural uses in areas to 
serve as focal points for the community and supportserve as focal points for the community and support 
downtown or special district activities

– Preserve distinctive and attractive entryways into 
hthe community



Building Design Guidelines 
( t )(cont.)

• Statements• Statements
– “We had a great railroad depot. It’s been a 
transportation hub throughout its history.  And p g y
Route 66.  Not many towns in America can say that.”

– “That’s a good idea, for people to pull off and take a 
h A li l hi ”photo... A little museum or something.”

– “… Chamber of Commerce… coming up with an old 
train depot… making it a visitor’s center.”train depot… making it a visitor s center.



DREAM Strafford Station Concept
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DREAM Strafford Station Concept

Historic Markers



Building Design Guidelines 
( t )(cont.)

• Statements• Statements
– “I like building a replica of the depot.  It would be 
ignorant not to capitalize on 66.”g p

– “Why don’t we have the City decorated all around 
Route 66?  That should be our draw... It is the 
bi hi h i I ’ ld id dbiggest thing we have going... It’s a worldwide draw.

– “Route 66 is definitely an attraction, or should be.”

– “The Downtown should be themed about– The Downtown should be themed about 
transportation, cars, Route 66.”

– “What we need is a reason for people to stop here, 
to want to dine and shop and stay.”



DREAM Strafford Station Concept
Phase II
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DREAM Strafford Station Concept



Building Design Guidelines 
( t )(cont.)

• Statements• Statements
– “Like in downtown Paris, where you have the 
outdoor cafés and restaurants and salons, the ,
starving artists would have an area to display. Not 
just on Route 66 Days, but make it…have that huge 
arena with different things in it What a draw”arena with different things in it.  What a draw.

– “Outdoor dining.”

– “Any option with outdoor seating.”Any option with outdoor seating.



Building Design Guidelines 
( t )(cont.)

• Statements• Statements
– “We need signs pointing to the shopping area, signs 
that say ‘Welcome to Strafford,’ ‘Route 66,’ or ‘Main y , ,
Street USA’... we need to do those things.”

– “... you could paint murals on the buildings, and 
k i lik ’ ld R 66 A d hmake it like you’re on old Route 66... And have a 

place for them to park and stop.”

– “I’d like to see a pocket park… Greenspace…I d like to see a pocket park… Greenspace… 
Planters… Benches.”

– “So, we need to have something unique, like an 
d h ”outdoor theater.”



DREAM Strafford Station Concept
Phase III
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DREAM Strafford Station Concept



DREAM Strafford Station Concept
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DREAM Strafford Station Concept
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DREAM Strafford Station Concept



Strafford Station

• Feasibility and Issues• Feasibility and Issues
– Property Ownership

Costs– Costs
• CID, TDD

• Fundraisingg

• Donations, In‐kind Services

• Phasing



DREAM Chillicothe Silver Moon Plaza



DREAM Chillicothe Silver Moon Plaza



DREAM Strafford Station Concept



Next Stepsp

• Complete first draft of Building &• Complete first draft of Building & 
Streetscape Design Guidelines

Fi li H i M k t A l i• Finalize Housing Market Analysis

• Complete and review final draft of  
O i ti l D l t A i tOrganizational Development Assistance

• Complete and review final draft of Financial 
i iAssistance Review

• Keep communication and momentum 
moving forward



THANK YOU!

Questions / Comments

Mike Hurlbert, AICP

Senior Project Manager

PGAV PlannersPGAV Planners

314‐231‐7318

mike.hurlbert@pgav.commike.hurlbert@pgav.com

www.pgavplanners.com

www.modream.org


