
 
 
 
 
 

Willow Creek Master Plan 
 
 
Prepared for: 
 
The City of Mason City, Iowa 
 
 
Prepared by: 
Gould Evans Goodman Associates, LC 
Kansas City, Missouri 
 





Willow Creek Area Master Plan 
City of Mason City, Iowa 

August, 2004       i 
 

Table of Contents 
 
Introduction        1 
 
 
Existing Context       1 

Issues        2 
Urban Form       3 
Land Use        4 
Circulation       8 
 

 
Master Plan Components      9 

Land Use and Development Framework  9 
Urban Design Elements     25 
Plan Implementation     34 
 
 

Appendix A: Multi-purpose Center Concepts  37 
 
Appendix B: Citizen Involvement    41 



 

 

 
 



Willow Creek Area Master Plan 
City of Mason City, Iowa 

       1 
       

Introduction 
 
The Willow Creek Master Plan Area of Mason City, Iowa is 
located adjacent to downtown and is bounded by Monroe and 
Pennsylvania Avenues, Willow Creek and 7th Street south of 
the downtown core.   In several instances adjacent properties 
outside the planning area are also addressed in the master plan 
because of the strong linkage or interface they have with 
Willow Creek.   
 
The goal of this master plan is to set a vision for the area as a 
gateway into Downtown Mason City but also provide a 
framework for successful development within the Willow 
Creek Area.  In order to develop a realistic yet visionary master 
plan for the Willow Creek Area it is important to understand 
the specific issues and physical context driving the current 
image and development pattern. 
 
Existing Context 
Currently, the area is in transition and does not have a strong 
sense of identity.  Primarily a combination of underutilized 
commercial properties and modest single-family homes are 
predominant throughout the area.  The proximity to the 
downtown core with its parks, architectural character and 
historical interest, The Music Man Square, the library and the 
art museum with their destination qualities, and the presence of 
Willow Creek (“the river”) provide the unique context for the 
Willow Creek Area to build upon. 
 
 

 

 
 

Adjacent to the downtown core Willow Creek should be a place where 
people can experience the best of Mason City. 
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Willow Creek is the main natural asset in the area and it has 
been underutilized and overlooked as the area has developed.  
Aesthetically, the creek channel and surrounding open space 
are ideal places to incorporate design elements that enhance 
recreational opportunities in the area and foster a visual sense 
of place.  Pedestrian activity can be encouraged in this area by 
making key connections to and from the downtown core to the 
Willow Creek Area.  The Music Man Square, a successful and 
historical enterprise, is also a key asset in that it serves as a 
regional destination point and has the potential as a national 
draw for visitors to the area. 
 

 
 

The Music Man Square is a growing destination in Mason City. 
 

Issues 
A wide range of issues and concerns impact the area.  
Therefore it is critical that public participation has been built 
into the planning process through a series of public meetings 
and Steering Committee guidance in order to build an 
appropriate foundation for the master plan. 
 
In order to identify the key issues regarding the Willow Creek 
Area, an interactive workshop was held in July 2002.  This 
workshop provided an opportunity to capture the attitudes, 
perceptions and opinions of the area’s residents, business 
owners, developers and others who have an interest in the 
Willow Creek Area. 
 
Participants were asked to identify issues that they felt were 
important to the Willow Creek Area and were also asked to 
provide feedback regarding four preliminary plan alternatives 
that were generated after a series of meetings with key area 
stakeholders.  This process of feedback and identification of 
issues revealed several points of consensus for the plan. 
 
Consensus Points 
� Downtown Core:  Development in the Willow Creek Area 

must be complementary to existing and planned downtown 
core goals, strategies, activities and improvements.  

 
� Private Property Impacts: Existing viable land use and 

development must be dealt with in a sensitive and strategic 
manner.  Right-of-way acquisition, public / private 
redevelopment efforts, property values and affordable 
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housing are tied together and need to be addressed 
proactively and fairly if implementation is to be successful. 

 
� Future Design and Development Standards: 

Improvements will need to reflect the quality, type and 
density values of the community. 

 
� Identity:  A viable long-term identity for the area can be 

established through wayfinding, historically meaningful 
elements, aesthetic enhancements, and natural features and 
views. 

� Circulation:  The movement of people into and through 
the area via a number of different transportation modes will 
be critical - traffic changes, parking location / removal, 
pedestrian patterns, intersection improvements and transit 
provision will influence development in the area. 

 
� Livability:  Public / community features and active private 

investment should focus on accessibility, beautification, 
open space amenities, recreation, and security so that 
people will come to the area for a variety of reasons. 

 
Urban Form 
Historically, the Willow Creek Area is not closely identified 
with the adjacent downtown core.  The physical proximity 
between the two areas is a strong asset for the Willow Creek 
Area and places it in the unique position to be developed as a 
gateway into the downtown core and The Music Man Square. 
 
 

 
 

Vegetation and walls created perceptual barriers to Willow Creek. 
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Governmental offices such as City Hall exist within a few 
blocks of the area. Commercial development such as boutique 
shops, a mall and large-scale employers like the Principal 
Group are also present near the area.  The Music Man Square is 
an emerging destination that is separated from the Willow 
Creek Area visually and physically by the steep creek bank, 
vehicular traffic, several buildings and vegetation.   
 
The riverfront area along Willow Creek currently acts as a 
physical and perceptual barrier surrounded by large parking 
lots, concrete retaining walls and in some areas heavy 
vegetation that block visual and physical access to the water.  
Opportunities exist to improve pedestrian connections across 
the river and to bring people to the open space at the river’s 
edge.  Views of the river from adjacent properties can also be 
improved and provide a range of possibilities for new 
development. 
 
This barrier is reinforced by the presence of the floodplain in 
the study area.  Existing and any future development near or 
along Willow Creek will need to take into consideration the 
500 and 100 year floodplains.  Figure 1 depicting these 
floodplain locations should not be used to make development 
decisions.  Future development decisions should be made 
based on FEMA Maps and information only.    
 
Vacant properties and parking lots impact the visual image of 
the area.  Street furnishings and landscaping is minimal within 
the area and do not contribute to an overall cohesive visual 
environment.  Additionally, the lack of such amenities impacts 

the quality of both the pedestrian and automobile experience 
throughout the area.  
 
Automobile patterns are predictable, although much could be 
done to make wayfinding or navigation easier and more 
identifiable.  Federal Avenue and 6th Street are primary 
entrance corridors into the area, but do not adequately identify 
downtown as a destination.  (Sixth Street and 5th Street are also 
being considered for realignment and conversion from one-way 
routes to two-way traffic.  If these ideas are carried out, there 
will be an opportunity to implement urban design elements that 
improve the streetscape environment in conjunction with the 
traffic changes.) 
 
Perceptually, the area reflects a feeling of transition and 
disconnectedness from other parts of Mason City.  Figure 2 
provides a contextual overview and visual analysis of the area. 
 
Land Use 
The existing land uses in the area are primarily a mixture of 
low-density single-family housing, small-scale commercial 
retail, small-scale office/employment and institutional uses.  
This mix of land uses in the Willow Creek Area has remained 
relatively unchanged over time but there has been an increase 
in commercial vacancy, residential conversions to office use 
and a higher percentage of residential rental property in recent 
years. 
 
Residential 
Many of the single-family homes in the area are investment / 
rental properties.  Some improvements / renovations have been  
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made to existing structures, but many are in decline.  Much of 
the rental property is occupied because of its affordability.  
There is little to no new residential development occurring.  
Reinvestment in and upkeep of residential property occurs on a 
property-by-property basis depending on the attractiveness of 
the property for long-term ownership, speculative 
redevelopment or as rental property.  Residential uses are 
primarily located in the northwest and southern portions of the 
master plan area.  
 
Commercial Retail / Service 
Most retail uses in the area can be found along 5th and 6th 
Streets and along Federal and Monroe Avenues from 4th to 7th 
Streets.  Retailers range from small local businesses to fast 
food restaurants to “big box” commercial.  There are a number 
of store properties that are vacant because of an obsolete 
building format (small scale building footprint by current 
standards or older building needing repair) or poor location.  
Most of these commercial properties, whether occupied or 
vacant, have been built to suburban standards with on-site 
parking areas.  It should be noted that a portion of the 
Southbridge Mall parking area is located adjacent to Willow 
Creek between Washington and Federal Avenues.  
 
Many buildings in the area are used for commercial service 
activities.  These uses, including various repair shops, supply 
stores, warehouses and auto-services shops, generally exist in 
several locations, but are aggregated primarily in the eastern 
portion of the study area and along the 5th and 6th Street 
corridor. 
 

Office 
Office uses in the area can be found a block east of the fire 
station between 4th Street S.W. and 5th Street S.W.  These 
office buildings are relatively new and small in form 
incorporating on-site parking.  Smaller individual offices 
(realtors, insurance providers, etc.) have located in houses and 
other buildings dispersed throughout the master plan area.  
These conversions are most prevalent along 6th Street S.W. 
 
Although The Principal Group, a national insurance company, 
is not located within the Willow Creek Area, much of the 
parking area located along Willow Creek is associated with this 
use.  This parking area along with the parking area associated 
with Southbridge Mall has a tremendous visual and use impact 
on the Willow Creek Area. 
 
Public / Institutional / Utility 
The block east of Madison Avenue between 4th Street S.W. and 
5th Street S.W. is the home of a significant public 
improvement.  The Fire Department headquarters and fire 
station is a relatively new facility at this site.  Two other 
facilities are worth noting in this category.  First, a regional 
trail route runs along Willow Creek.  The trail is somewhat 
separated from the water and is difficult to traverse at certain 
points.  Second, a utility substation exists at the northeast 
corner of Delaware Avenue and 5th Street S.E.  This facility has 
the typical chain link fence perimeter and is visually open to 
public view.  Of note are plans to upgrade the landscaping on 
this site.  Working with Trees Forever plans have been created 
and landscape improvements will be made as an initial 
demonstration project in the State of Iowa. 
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Additional public facilities of importance are near the Willow 
Creek area.  The Music Man Square, the library and the art 
museum exist just to the northeast of the study area and 
influence destination traffic to the area.   It should be noted that 
these facilities are currently viable in their locations and in the 
case of The Music Man Square plans for expansion need to be 
considered as this master plan is being put together. 
 
Another study that influences this master plan is the 
consideration of a new multi-purpose facility in Mason City.  
The need, programming and purpose of this new facility are 
currently being determined and may have a dramatic impact on 
development and circulation in the Willow Creek Area. 
 
Circulation 
Current circulation patterns are defined by a grid system of 
streets and alleys with the exception of some streets such as 
Federal Avenue, President / Washington Avenue and Delaware 
Avenue that have altered alignments where they cross Willow 
Creek.    These streets are aligned in response to the mall site 
immediately to the north of Willow Creek.  Pedestrian activity 
is minimal, with the majority of such traffic being between 
parking lots on the south side of Willow Creek to Southbridge 
Mall and the Principal Group building in the downtown core. 
 
Additionally, 5th and 6th Streets have been used as one-way 
streets for many years and are tied to Iowa Highway 122, a 
primary east-west arterial through Mason City.  The City of 
Mason City is taking a look at traffic pattern changes in the 
area.  This could include reconfiguration of these streets to 

two-way traffic.  If alignment changes are made, they will have 
a significant impact on the traffic flow through the study area.  
These streets also serve enough automobile traffic to be 
perceived as a barrier within the study area.   
 
Federal Avenue is a key traffic corridor in that it directly 
connects to U.S. Highway 18 (the Avenue of the Saints) south 
of Mason City and is thus a gateway to Mason City and the 
Willow Creek Area.  Wayfinding elements along U.S. 
Highway 18 and Iowa Highway 122 are inadequate currently to 
maximize the gateway potential of 5th / 6th Street and Federal 
Avenue intersections.    
 
Plans evaluating the future closure of the Delaware Avenue 
Bridge to automobile traffic will influence traffic patterns and 
create opportunities for development and pedestrian open 
spaces.  The bridge determination could focus north / south 
traffic into the downtown core along Federal Avenue and will 
enhance pedestrian circulation and safety in and around The 
Music Man Square.
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Master Plan Components 
 
The Willow Creek Master Plan is based on several key 
concepts: 
 
1. The Willow Creek area is a gateway into Downtown 

Mason City. 
2. The Willow Creek Area is a mixed-use destination that 

complements the development of Downtown Mason City. 
3. Willow Creek is a community asset and a unique element 

in the area. 
4. Several strong identifying themes can be utilized in the 

Willow Creek Area – music, the arts, indigenous rock 
materials, turn of the century and Prairie style architectural 
elements. 

5. Enhanced linkages and connections to adjacent areas of 
Mason City are necessary. 

6. Utilizing the Prairie style theme is important because of its 
local and national significance.   

 
Following these concepts the description of the master plan is 
divided into two major components – Land Use and 
Development Framework, and Urban Design Elements. 
 
Land Use and Development Framework 
The vision for the Willow Creek Area is a mixed-use 
destination area that complements Downtown Mason City.  
The desire is to attract people to the Downtown vicinity for a 
variety of reasons.  By stabilizing existing residential 
neighborhoods, introducing new forms of housing, attracting 
additional employment and building upon the assets of the 
historic downtown core and natural features, it is intended that 

the Willow Creek Area will become a place that residents and 
visitors alike will come to repeatedly, thus ensuring long term 
success. 
 
Land Use 
Three general land use and development frameworks are 
reflected in Figures 3 – 5 on the following pages.  These 
alternatives reflect the possible impact of decisions related to 
the future circulation pattern of 5th and 6th Streets (Iowa 
Highway 122) through the project area.  Figure 3 represents the 
optimum land use pattern if 6th Street becomes two-way.  
Figure 4 reflects the desired pattern if 5th Street becomes two-
way and Figure 5 shows the land use pattern if 5th and 6th Street 
remain a one-way pair. The intended land uses are described 
below. 
 
Residential 
For the purposes of this plan there is one residential category.  
The intent of this category is to define areas where people 
would live within the corridor.  It can be assumed that higher 
density residential formats would be located as transitions from 
commercial uses to single family neighborhoods.  Housing 
types may include townhomes, apartments, patio homes and 
single family units. 
 
Commercial 
Within this category are typical commercial retail and service 
uses.  These uses could be in stand-alone buildings or located 
in centers.  Such uses include commercial retail, financial 
services, automotive services, restaurants, and other 
commercial uses that are consumer oriented.  
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This category can accommodate more intensive commercial 
service uses and less intensive light industrial uses.  Typically 
such uses include distribution and warehousing activities, small 
scale fabrication or assembly and / or wholesale supply.  These 
types of uses should follow strict design guidelines to 
internalize and hide visual and operational impacts to the area. 
 
Commercial retail uses are preferred along primary traffic 
corridors (enhanced streets and connectors) with service uses 
being located on secondary streets in less visible locations. 
 
Public 
Hospitals, churches, schools, libraries and other public or semi-
public facilities define this category.  The existing fire station 
and utility sub-station are categorized as public. Additionally, 
the category represents The Music Man Square as a public 
place and the area where a multi-purpose facility may be 
located in the future. 
 
Mixed-Use 
Mixed-use includes residential, commercial retail, 
entertainment, and office uses.  The term mixed-use relates not 
only to the use of land in a development but also to the uses 
within a building.  Retail on a 1st floor may be complemented 
by office or residential uses on an upper floor.  Residential and 
commercial uses may be integrated on one block.  The idea is 
to form a “village” with a variety of activities or a center that 
incorporates many destinations for a variety of purposes. 
 
In several locations a mixed-use parking deck or garage is 
discussed as part of the development framework.  Typically, 

commercial uses are incorporated on the first floor of these 
structures.  Restaurants, entertainment, retail, and hotel uses are 
preferred in such locations. 
 
Office 
The office category includes all types of offices – professional 
services (medical, dental, legal, etc.) and business (corporate, 
etc.) – that provide employment opportunities.   
 
Park & Open Space 
These are public lands used for active and passive recreation or 
to protect a community amenity or environmental resource or 
feature.  In the case of this master plan the category is used to 
identify the Willow Creek corridor, linkages to that corridor 
and other green space amenities associated with gateways or 
roadway buffers.  
 
Development Areas 
To better describe the intent for future development the Willow 
Creek Area is divided into a series of development areas.  
These development areas are geographically depicted in Figure 
6. 
 
The five identified development areas are described in this 
section in the following priority order: 

1. Willow Creek Corridor 
2. Washington / Federal Development Area 
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3. The Music Man Square / SouthBridge Mall 
Development Area 

4. West Willow Creek Development Area 
5. South of 6th Development Area 

 
Due to the current status of proposed modifications to 5th and 
6th Streets (Iowa Highway 122) through the Willow Creek 
Study Area three land use and development frameworks have 
been presented in this plan. 
 
It should be noted that the following narrative describes the 
development areas for 6th Street to serve two-way traffic per 
Figure 3. When necessary additional text has been added to 
each development area and urban design element to describe 
the impacts or adjustments by pursuing the alternatives in 
Figure 4 and 5.  Alternative 1A Impacts address changes 
necessary with Iowa Highway 122 following the 5th Street 
alignment and becoming a two-way street.  Alternative 1B 
Impacts address a future situation where 5th and 6th Streets 
function as they do today – a one-way pair serving Iowa 
Highway 122 traffic. 
 
Alternative 1A Impacts - General 
If Iowa Highway 122 were to follow the approach of two-way 
traffic along 5th Street it is anticipated that the West Willow 
Creek Development Area and the Washington / Federal 
Development Area would be north of 5th Street and the South 
of Sixth Street Development Area would be renamed to the 
South of Fifth Street Development Area.  This change would 
reinforce the importance of 5th Street as delineating the edge 

between the residential neighborhood and more intensive land 
uses associated with downtown. 
 
Alternative 1B Impacts - General 
The assumption driving this alternative is that Iowa Highway 
122 would remain as a one-way pair through the study area.  
Unlike Alternative 1A there would be no changes to the 
development area boundaries. 
 
Willow Creek Corridor 
Public access is maintained 
along the entire length of 
the river through the Willow 
Creek Corridor.  A well 
maintained multiple use trail 
is connected to all of the 
bridges over the river.  
Bridges provide adequate 
pedestrian and bicycle access to move from one side of the 
river to another.  Additionally, linear green space with trail 
connections provides access to the main trail from adjacent 
development and neighborhoods. 
 
The northwest end of the corridor is anchored by neighborhood 
scale commercial development.  This development is located 
on the south side of the river from Monroe to 1st Street S.W. 
and may provide both visual and/or physical connections to the 
water.  Appropriate commercial activities would include a mix 
of neighborhood support commercial (day-care, dry cleaning, 
convenience store, etc.) and specialty retail and restaurants.   
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Along 2nd Street S.W. from Washington Avenue to Madison 
Avenue the adjacent land is a community park and open space 
retaining its existing natural character.  Recommendations 
along the northside of the river include removal of commercial 
uses for an expanded park area with several picnic shelters, a 
neighborhood play area, a small outdoor performance stage for 
concerts in the park and possibly a small facility for the 
farmers market and small art fairs.  Existing buildings and 
structures may be able to be renovated for use as park offices, 
or recreational programming of arts lessons.  Access to the 
river could include small fishing platforms and/or canoe or 
paddle boat facilities along this segment of the river. 
 
Between Washington Avenue and Pennsylvania Avenue the 
character of the river changes because of topography and 
retaining walls.  The emphasis in this area is to retain a linear 
green space on both sides of the river with an emphasis on 
strong functional and visual connections across the river at the 
bridges and strategic points along the trail.  At the southeast 
end of the corridor retail shops, restaurants and boutique 
commercial stores could be developed adjacent to The Music 
Man Square. Directly across the river from this site the utility 
sub-station takes on the appearance of a sculpture garden with 
public art and landscape improvements.  
 
Alternative 1A Impacts- Willow Creek Corridor Area 
None 
 
Alternative 1B Impacts – Willow Creek Corridor Area 
None 
 

Key Strategies for the Willow Creek Corridor Area: 
Top Priorities 
1. Basic operational trail improvements and maintenance 

programming are made as part of implementing the Mason 
City Trails Master Plan– lighting, surfacing, width and 
access, amenities (benches, trash receptacles), and 
landscaping amenities.  Additionally, strategic openings 
can be created in the vegetation to bring people closer to 
the water either as part of trail realignment, the creation of 
trail spurs or just to enhance viewing of the river.  This 
should be done in a selective and sensitive manner. 

2. Basic bridge improvements will be made to accommodate 
safe pedestrian and bicycle access on all bridges (day and 
night use). 

Additional Strategies 
3. Public art along the trail will be themed around music, 

historic events in Mason City, turn of the century, Prairie  

 
Public art display attached to concrete retaining wall. 
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style elements and indigenous materials.  Public art may be 
located at strategic locations along the trail, on concrete 
retaining walls, or as part of bridge and dam enhancements 
and improvements.  

4. Special lighting treatments should be applied to bridges, 
the dam and the utility sub-station to enhance the visual 
appeal and safety of the area at night. 

5. The utility substation site should be seen as a viewable 
place with scheduled landscape improvements being made 
but also incorporating public art pieces that can be viewed 
from across the river at day or night.  The sub-station itself 
could be enhanced through the application of artistic 
screening materials, a variety of color and lighting. 

6. The use of fountains placed in the river from Washington 
to Pennsylvania Avenue’s should be investigated for day 
and night visual impact.  

7. Public use of the river west of Washington Avenue should 
be looked at for possible instructional, family and informal 
recreational canoeing or paddle boating opportunities and 
other seasonal activities. 

8. Plan and develop an expanded park facility on the 
northside of Willow Creek along 2nd Street S.W. 

9. Investigate opportunities to establish small eateries or 
cafe’s along Willow Creek. 

 
Washington / Federal 
Development Area 
Redevelopment opportunity is 
greatest in this portion of the 
Willow Creek Area and will 
require the greatest level of 

public / private partnership in order to succeed.  If the return of 
6th Street as a two-way east–west connection to I-35 occurs in 
combination with the Federal Avenue connection to the 
Avenue of the Saints the intersection of 6th and Federal will be 
a critical point for traffic and visibility in the area. 
 
This new-found importance means that the Washington / 
Federal Development Area is the front entry into Downtown 
Mason City. This area is envisioned as an area with a variety of 
uses and destinations that complement each other as well as the 
Southbridge Mall, The Music Man Square and other downtown 
destinations. 
 
The northwest corner of this development area is currently 
surface parking and several small commercial buildings.  The 
master plan envisions a true mixed-use development in this 
area taking advantage of its proximity to the downtown core  
 

 
 
Mixed-use building with commercial first floor and residential / office uses 

on upper floors. 
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and Willow Creek.  On the ground floor of buildings in this 
area would be commercial retail and entertainment uses.  
Upper floors would include office space and residential lofts.  
Parking would be internalized to the site and integrated in a 
manner that minimizes the visual impact along the street or 
Willow Creek. 
 
The blocks bounded by 6th Street S.W., President / Washington 
Avenues, Willow Creek and Federal Avenue are the 
cornerstone for redevelopment.  Theses blocks could contain a 
mixture of commercial retail, office employment and multi-
purpose facility uses tied together by a cohesive shared 
vehicular and pedestrian circulation system.  The amount of 
commercial, office and civic use in this area can not be 
determined as part of this study.  Yet commercial and office 
uses should be complementary to Southbridge Mall and 
parking for all uses should be handled in a manner that 
minimizes the visual impact and disruption to pedestrian 
circulation and connections.  Design and development criteria 
will be important in this area. 
 
East of Federal Avenue the focus is commercial development, 
potential artisan lofts and district parking.  Commercial 
development should occur at an urban intensity.  The block 
east of Federal Avenue and north of 5th Street S.W. can be 
developed in several different ways.  As was mentioned earlier 
the block could be a site for a mixed-use parking garage with a 
hotel that is connected to a multi-purpose facility across 
Federal Avenue.  A second option could be the creation of a 
music and arts themed development with artisan lofts, shops, 
galleries and studios.  Such a development could provide artists 

and musicians the opportunity to have living areas, workshops, 
studios and galleries all in the same building(s). 
 
This type of development could also move into the block 
directly south of this location.  It should be noted that any 
redevelopment here needs to be sensitive to existing trees on 
the north end of the block as well as views and visibility into 
the downtown core. 
 
The block on the northeast corner of 6th Street and Federal 
Avenue should remain commercial and future development 
should be urban in nature.  The block immediately east of this 
block should also incorporate commercial development along 
6th Street S.E. with district parking being provided behind the 
commercial buildings and activities.  This block can be 
developed in a similar manner as other mixed-use areas,  
 

 
 

Mixed-use parking garage concept. 
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although surface parking may be acceptable here with aesthetic 
enhancements and appropriate pedestrian connections. 
 
It should be noted that the Washington / Federal Development 
Area will require a specific set of development and design 
guidelines and criteria in order to accomplish the level of 
quality and mixed-use integration necessary for this area to be 
successful. 
 
Alternative 1A Impacts -Washington / Federal Development 
Area 
As a result of the blocks south of 5th Street being placed in 
another development area, the land identified as mixed-use 
development would be reduced to the block bounded by 4th 
Street S.W., Federal Avenue, 5th Street S.W. and President 
Avenue.  The rest of the recommended land use and 
development framework would remain the same as described 
above. 
 
Alternative 1B Impacts - Washington / Federal Development 
Area 
Within the Washington / Federal Development Area the block 
bounded by 5th Street S.W., Federal Avenue, 6th Street S.W. 
and President Avenue becomes the site for a future community 
multi-purpose facility.  This site would be adequately served by 
the traffic circulation pattern and be in a very prominent 
location.  The size of the site may be limiting depending upon 
the desired programming of the facility. 
 
North of 5th Street S.W.  to Willow Creek between Washington 
and Federal Avenues mixed use development would occur.  

The creation of this contiguous development block creates the 
opportunity for commercial development that supports 
Southbridge Mall and the downtown core.  Additionally, 
through design criteria office and residential uses can be 
blended with the commercial development in a pedestrian 
friendly format. 
 
Because of the creation of this large mixed use block, the block 
bounded by 5th Street S.E., Pennsylvania Avenue, 6th Street 
S.E. and Delaware Avenue is shown as commercial instead of 
mixed-use. 
 
Key Strategies for the Washington / Federal Development 
Area: 
Top Priorities 
1. Determine the programming and site needs for a multi-

purpose facility and pursue development of the multi-
purpose facility. 

2. Determine a new linkage alignment from Washington 
Avenue to Federal Avenue based on land needs associated 
with the multi-purpose facility programming and the 
creation of viable development parcels. 

3. Investigate the potential for a hotel.  
Additional Strategies 
4. Develop criteria for new mixed-use development and seek 

redevelopment proposals for the area north of 4th Street 
S.W. and west of Washington / President Avenue.  The 
City of Mason City may need to play a role in assembling 
land and other development assistance to create this unique 
place. 



Willow Creek Area Master Plan 
City of Mason City, Iowa 
 

20 

5. Develop criteria for new mixed-use development and seek 
redevelopment proposals for the block bounded by Federal 
Avenue, Willow Creek, Delaware Avenue and 5th Street 
S.W.  The City of Mason City may need to play a role in 
assembling land and other development assistance to create 
this unique place. 

6. Develop criteria for new mixed-use development and seek 
redevelopment proposals for the area between Federal 
Avenue and President Avenue south from the 
recommended Washington Avenue to Federal Avenue 
linkage to 6th Street.  The City of Mason City may need to 
play a role in assembling land and other development 
assistance to create this unique place. 

7. Apply design and development criteria from the 
commercial area south of 6th Street and Federal Avenue to 
the commercial and mixed-use blocks east of Federal 
Avenue between 5th Street S.E. and 6th Street S.E. 

 
The Music Man Square / 
Southbridge Mall 
Development Area 
Although technically not 
located in the master plan 
area it is important to 
recognize the impact and 
relationship of the area to 
Willow Creek.  The Music 
Man Square and Southbridge Mall are vital components to the 
success of Downtown Mason City and it is important to 
maintain strong linkages between Willow Creek and these 
places.  The continued expansion of The Music Man Square 

and the long-term stability of Southbridge Mall should be 
primary concerns.  Also, linkages to the public library and the 
art museum as well as the neighborhoods to the northeast and 
northwest should be maintained and enhanced. 
 
To do this the master plan recognizes the need to maintain a 
limited vehicular and pedestrian / bicycle connection at the 
Delaware Avenue Bridge.  Also, an enhanced pedestrian 
connection from new development south of the river across the 
existing pedestrian bridge and a second pedestrian bridge to the 
entrance of Southbridge Mall is important.  
 
With new development to the south existing mall parking will 
be lost.  Because of lease agreements it will be important to 
accommodate this situation by expanding parking elsewhere.  
Within this development area two opportunities exist for a 
mixed-use parking deck incorporating commercial and/or 
office opportunities.  The first location is the block directly 
west of the JC Penney store.  A multiple story mixed-use 
parking structure on this block could accommodate parking for 
the mall and for the Principal Group as well as some ground 
floor commercial and office space along Washington Avenue. 
 
A second location for a smaller parking deck may be possible 
in the eastern portion of the mall parking lot.  The pedestrian 
enhancements from the pedestrian bridges to the mall entrance 
could serve as a transition space from the surface parking to the 
west to a one or two level parking deck to the east.  A parking 
deck in this location should incorporate other commercial uses 
at the ground level along Federal Avenue and the entry road 
into the mall.  This mixed-use opportunity could incorporate 
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the potential hotel discussed in the Washington / Franklin 
Development Area section of the plan. 
 
In addition to these commercial areas the residential area west 
of Adams Avenue between 2nd Street S.W. and State Street 
should be maintained as a viable residential area.  Because of 
its location between downtown and the medical center this 
neighborhood could be attractive for residential redevelopment 
and reinvestment in the form of town homes.  A higher density 

 
 

Commercial concept near Willow Creek. 
 

residential format would bring more people to the area thus 
greater support for commercial entities in the area.  Depending 
on the condition of the housing stock in this area an 
opportunistic approach that seeks to bring in a mixture of new 
infill housing with rehabilitated housing may be the best 
approach. 
  

Alternative 1A Impacts – The Music Man Square / Southbridge 
Mall Area 
None 
 
Alternative 1B Impacts – The Music Man Square / Southbridge 
Mall Area  
None 
 
Key Strategies for The Music Man Square / Southbridge Mall 
Development Area: 
Top Priorities 
1. Find feasible mixed-use parking solutions to support the 

lease agreements for the mall, the future need of the 
Principal Group and increased visitor attendance to The 
Music Man Square.  Also, investigate and develop 
provisions for shared parking and porous parking lots. 

2. Strengthen linkages to Downtown Mason City, the Willow 
Creek Area, the public library and the art museum through 
wayfinding and pedestrian oriented improvements. 

A. Delaware Street Bridge should convert to a 
pedestrian and bicycle connection with enhancements 
that create a charming environment for users. 

3. The pedestrian bridge to Southbridge Mall is enhanced by a 
designated pedestrian route from the bridge through the 
parking area to the mall entrance.  A second pedestrian 
bridge is created along the extended axis of Federal Avenue 
to the entry of Southbridge Mall. This enhancement 
includes landscaping and amenities that slow vehicular 
traffic, create a green route for people and strengthen the 
alignment of the mall entrance with Federal Avenue.  
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Additional Strategies 
4. Continue to work on the concept of Pennsylvania Avenue 

north of Willow Creek retaining its historic character. 
5. Investigate the potential for a hotel (note there are two 

other sites worthy of consideration – one in the Willow 
Creek Corridor adjacent to The Music Man Square and a 
second location along Federal Avenue between Willow 
Creek and 5th Avenue S.E. in the Washington / Federal 
Development Area.) 

6. Seek out opportunities to develop infill housing and 
housing rehabilitation, thus stabilizing the residential area 
west of Adams Avenue. 

 
West Willow Creek 
Development Area 
The focus of development 
efforts in this area revolves 
around residential infill and 
neighborhood development.  
The general development 
and land use pattern 
established on the blocks 
west of President Avenue between 4th Street S.W. and 5th Street 
S.W. remains the same as it is today.  From President Avenue 
to Jefferson Avenue office development is preferred with 
pedestrian enhancements along Jefferson Avenue to 
accommodate the movement of people from residential areas 
south of 5th Street S.W. to Willow Creek.   
 
Additionally, the fire station remains and commercial 
development in the blocks immediately west and south of the 

fire station is enhanced. The scale and intensity of this 
commercial development remains the same although the mix 
may change over time. The visibility at Monroe Avenue and 6th 
Street S.W. may provide an impetus for a rejuvenated private 
sector commercial redevelopment effort in this area.  
Commercial redevelopment would likely be automobile 
oriented and supplement the existing Shopko Center and the 
existing hotel.  As a gateway into the Willow Creek Area and 
the downtown core, design criteria and additional 
enhancements should be implemented at this intersection to 
reinforce the feeling of arrival into the area. 
 
Residential development should be the focus north of 4th Street 
S.W.  The rehabilitation of existing single-family homes along 
with the development of new housing is critical.  New 
residential townhomes in the area north and east of the 
intersection of 4th Street S.W. and Madison Avenue would 
replace the underutilized parking area between the roadways 
and Willow Creek.  Commercial development would be further 
constrained in this area by redevelopment efforts on the blocks  
 

 
 

Typical new townhome concept. 
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bounded by Jefferson Avenue, 5th Street S.W., President 
Avenue and 6th Street S.W.  This redevelopment would also 
take the form of office uses with commercial activities on 
properties adjacent to 6th Street S.W. 
 
Alternative 1A Impacts – West Willow Creek Development 
Area 
The blocks bounded by 5th Street S.W., President Avenue, 6th 
Street S.W. and Jefferson Avenue would be primarily 
residential with commercial activities focused on properties 
adjacent to 5th Street S.W. 
 
Alternative 1B Impacts – West Willow Creek Development 
Area 
The blocks bounded by 5th Street S.W., President Avenue, 6th 
Street S.W. and Jefferson Avenue would be new residential 
development.  This development would take the form of 
townhomes most likely at a density higher then typically found 
in Mason City. 
 
Key Strategies for West Willow Creek Development Area: 
Top Priorities 
1. Develop criteria for new residential development and seek 

redevelopment proposals for the block bounded by 
Jefferson Avenue, 5th Street S.W., President Avenue and 6th 
Street S.W.  The City of Mason City may need to play a 
role in assembling land and other development assistance. 

2. Seek redevelopment of the area northeast of the intersection 
of 4th Street S.W. and Madison Avenue for new residential 
development. 

3. Apply programs and policies that assist with housing 
rehabilitation, ownership and reinvestment in the 
neighborhood area bounded by Monroe Avenue, 1st Street 
S.W., Madison Avenue and 4th Street S.W.  Promote 
property-by-property single family housing redevelopment 
of vacant properties or residential buildings as housing 
infill projects in this same area. 

Additional Strategies 
4. Apply appropriate development and design criteria created 

for the area around the Shopko Center to commercial 
development in this area. 

5. Develop a trail linkage from Willow Creek south to 6th 
Street S.W. following the Adams Avenue alignment.  This 
linkage would be not only an aesthetic improvement but 
also a community asset and selling point for new residential 
development and enhancing access from neighborhoods to 
the south of Willow Creek. 

6. Enhance the gateway open space at Madison Avenue and 
6th Street S.W. 

7. Promote well-designed commercial redevelopment adjacent 
to Willow Creek near 1st Street S.W. and Monroe Avenue.  
Such development should provide support for 
neighborhood residents but also be unique to Mason City 
by taking advantage of the proximity to Willow Creek. 

  
South of Sixth Development 
Area 
South of 6th Street it is important 
to focus commercial 
development to two general 
locations.  First, is at the Shopko 
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Center site. This commercial activity should not expand east of 
Jefferson Avenue.  It is likely that development on this block 
would continue to be an automobile oriented design in a typical 
suburban fashion but the community should seek 
enhancements to parking areas and building qualities that 
reinforce the importance of this gateway into Downtown 
Mason City. 
 
The second commercial area is east of the alley between 
Washington and Federal Avenues.  Commercial development 
here should be at an urban scale and intensity with parking 
behind commercial buildings, commercial retail activities 
located in high visibility locations and commercial services 
being located on Delaware Avenue. 
 
The residential neighborhood between these commercial areas 
should be stabilized through reinvestment and rehabilitation 
efforts to encourage single family home ownership.  
Additionally, buildings and properties along the southside of 
6th Street S.W. should be removed and redeveloped as an open 
space buffer between the residential neighborhood and 6th 
Street S.W.  By doing this the drive along 6th Street S.W. will 
be enhanced and commercial speculation in the neighborhood 
will not occur, thus assisting to stabilize the market dynamics 
impacting the neighborhood. 
 
The public sector should focus on right-of-way improvements 
and the creation of polices and programs that support 
neighborhood stabilization and quality commercial 
development.  While redevelopment proposals should be 
private sector driven. 

Alternative 1A Impact - South of Fifth Development Area 
The blocks between 5th and 6th Streets would be a part of this 
development area.  Minor adjustments would be made to the 
land use and development framework.  The block bounded by 
5th Street S.W., Washington Avenue, 6th Street S.W. and 
President Avenue would be residential with commercial 
activities located on properties facing 5th Street S.W.  The 
block bounded by 5th Street S.W., Federal Avenue, 6th Street 
S.W. and Washington Avenue would be commercial instead of 
both blocks being mixed-use.  Additionally, the block bounded 
by 5th Street S.E., Pennsylvania Avenue, 6th Street S.E. and 
Delaware Avenue would be commercial instead of mixed-use. 
 
Also, the open space along 6th Street, identified in the 
recommended plan would not be necessary and those 
properties along 6th Street between Jefferson Street and 
Washington Street would be the focus of residential 
rehabilitation or redevelopment to help stabilize and strengthen 
the adjacent neighborhood.  All of these changes would assist 
in reinforcing 5th Street as the primary east –west traffic route 
going through the Willow Creek Area 
 
Key Strategies for the South of Sixth Development Area: 
Top Priorities 
1. As part of the proposed redesign along 6th Street S.W. 

(from Jefferson Avenue to Washington Avenue) acquire 
properties to create a green space buffer between the 
roadway and the adjacent residential neighborhoods.  Such 
a buffer may include the use of landscape materials (a 
variety of large and medium size shade and ornamental 
trees, shrubs, annual flower beds, etc.), public art including 
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water and lighting that complement other such elements in 
the area, enhanced sidewalks and crosswalks, berms, and 
decorative fencing.  These elements should be used 
functionally to minimize visual and sound impacts of the 
roadway, as well as aesthetically to enhance the area and 
reinforce the feeling of arrival into the center of Mason 
City. 

2. Focus on developing programs and policies that assist with 
housing rehabilitation, ownership and reinvestment in the 
neighborhood. 

Additional Strategies 
3. Promote property-by-property single family housing 

redevelopment of historically vacant properties or 
residential buildings as housing infill projects. 

4. Create and implement commercial development and design 
standards that promote urban type commercial development 
and redevelopment on the commercial blocks in the vicinity 
of 6th Street and Federal Avenue.  A second set of standards 
for the area around 6th Street and Monroe Avenue should 
be created to raise the quality of site aesthetics.  

 
Urban Design Elements 
Supplemental to the land use and development framework it is 
important to define the character and identity of the Willow 
Creek Area.  This portion of the master plan addresses several 
key urban design elements and concepts that should assist in 
promoting the area as a gateway into Downtown Mason City.  
It is intended that these elements address several strong themes 
that are identified with Mason City within the urban setting.  
Those themes include indigenous rock materials, prairie style 
building design, music and the arts, and the waterfront.   

Wayfinding 
A comprehensive wayfinding system should be implemented 
as part of a citywide system of directional signage intended to 
highlight the entries to Downtown Mason City.  Within the 
Willow Creek Area, 5th and 6th Streets (Iowa Highway 122) 
and Federal Avenue (U.S. Highway 65) are two primary 
corridors for bringing people into Mason City.  Federal Avenue 
connects with U.S. Highway 18 (Avenue of the Saints) a few 
miles south of Downtown Mason City and 5th and 6th Streets 
(Iowa Highway 122) connect to Interstate 35.   
 
Therefore, wayfinding locations need to be considered on a 
regional and local basis.  Outside the study area wayfinding 
should be located at key intersections to direct people into 
Mason City.  As a visitor draws closer to Mason City the 
signage can be more specific.   
 
With the understanding that IDOT sign criteria must be 
followed wayfinding signage should be unique to Mason City 
and convey through visual themes the desired image of Mason 
City.  Some of the thematic cues might include images 
associated with Meredith Wilson’s ‘The Music Man’ and the 
Prairie School architecture, which is found in Mason City. 
 
Key locations for wayfinding in the Willow Creek Area are: 

• 6th Street at Monroe Avenue, at President Avenue 
and at Pennsylvania Avenue 

• 2nd Street S.E. at Pennsylvania Avenue 
• 1st Street S.W. at Monroe Avenue and at 

Washington Avenue 
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Wayfinding needs to begin on major regional routes. 
 

 

 
 

Wayfinding within the Willow Creek Area is important to vehicular and 
pedestrian traffic. 
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Alternative 1A Impacts - Wayfinding 
With 5th Street serving as Iowa Highway 122 there would no 
longer be a need to place wayfinding elements along 6th Street.  
Wayfinding elements would be located at the intersections of 
Monroe Avenue, President Avenue, Federal Avenue and 
Pennsylvania Avenue along the 5th Street corridor to 
accommodate this alternative. 
 
Alternative 1B Impacts - Wayfinding 
Two new wayfinding locations are identified in this alternative 
– 5th Street S.E. at Pennsylvania Avenue and 5th Street S.W. at 
President Avenue. 
 
Gateways 
Gateway features or monuments contribute to a sense of place, 
providing visual cues that announce the arrival into an area.  
These visual cues help to inform visitors that the Willow Creek 
Area is a distinct district and also assist people coming into 
Downtown Mason City with a sense of arrival. 

 
Gateway markers are intended to provide a substantial 
landmark in the area and reinforce the identity of the area.  
Recommended gateway locations include: 
 

• 6th Street S.W. at the open space across from 
Shopko 

• 6th Street S.E. at Federal Avenue 
• At the proposed realigned intersection of 

Washington and Federal Avenue’s 
• 4th Street S.W. at President / Washington Avenue 

• 2nd Street S.W. at Washington Avenue and at 
Federal Avenue 

• At the convergence of 5th and 6th Streets S.E. 
(Massachusetts Ave.) 

 
Alternative 1A Impacts - Gateways 
The gateway element recommended at 6th Street and Federal 
Avenue would no longer be necessary.  Instead the gateway at 
4th Street and Federal Avenue would have greater significance.   

 
 

Gateway markers can incorporate indigenous materials and styles. 
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No gateway feature is recommended for the 5th Street and 
Federal Avenue intersection as part of this alternative because 
of its proximity to the gateway at 4th Street and Federal 
Avenue. 
 
Alternative 1B Impacts - Gateways 
The recommended gateway at 4th Street and Federal Avenue 
would be moved to 5th Street and Federal Avenue.  This 
gateway feature would be done as part of new development on 
the northwest or southwest corner of the intersection. 
 
Enhanced Roadways 
Figures 7, 8, and 9 show the enhanced roadway system for 
each of the plan alternatives.  The plan anticipates the 
implementation of proposed modifications to the alignment and 
traffic pattern on 6th Street.  With the considered conversion of 
this street to two-way traffic, this corridor will be the primary 
east-west route through the Willow Creek area. 
 
The plan proposes further modification to the north - south 
traffic pattern by realigning Washington Avenue to link with 
Federal Avenue through a route between 4th Street S.W. and 5th 
Street S.W.  Additionally, 5th Street from President Avenue to 
Delaware Avenue could be closed.  These modifications 
emphasize Federal Avenue and 6th Street as the primary access 
corridors to Downtown.  These corridors and the intersection of 
6th Street and Federal Avenue will enjoy a higher level of 
visibility than the other streets in the area, and, as such, should 
be developed to incorporate a strong streetscape application 
and private property aesthetic treatment.  
 

 These types of enhancements would be focused along Federal 
Avenue from 7th Street to Delaware Avenue north to 1st Street 
N.E., on Washington Avenue from 1st Street N.W. returning 
south to the proposed link to Federal Avenue and on 6th Street 
from Pennsylvania Avenue west to the railroad bridge just west 
of Monroe Avenue. Typical enhancements include: 
 

• More generous landscape treatment such as tree lined 
streets, a landscaped median when possible, and green 
space buffers between the roadway and residential areas 
in select locations. 

• Ample sidewalk spaces and enhanced roadway 
crossings for pedestrians.  Crosswalk and intersection 
treatments can serve to define a route in an area and 
create a safer environment.  Sidewalks along 6th Street 
should be separated from the curbs by a planting strip 
and should be wide enough to meet ADA standards. 

• Streetscape furnishings and furniture along these 
pedestrian corridors including strategically placed 
seating and trash receptacles, pedestrian and vehicular 
lighting systems.  Such furnishings and furniture are not 
necessary along 6th Street except at bus stops or shelter 
locations. 

• Seasonal planting materials for color and variety at 
intersections and other points of focus. 

• Coordinated improvements associated with gateways, 
wayfinding signage or area banners. 

 
In addition to these enhanced roadways, several roads are 
identified as important connectors.  The road should 
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incorporate enhanced treatments but not at the intensity or 
frequency of the enhanced roadways. The following roads are 
important connectors or links to and from the Willow Creek 
Area to other parts of Mason City: 
 

• Monroe Avenue 
• President Avenue (from 4th Street S.W. to 6th Street 

S.W.) 
• Pennsylvania Avenue (from 2nd Street S.E. to 6th 

Street S.E.) 
• 4th Street S.W. (from Monroe Avenue to President / 

Washington Avenue) 
• 2nd Street S.E. from Federal Avenue to 

Pennsylvania Avenue 
• 1st Street S.E. from Monroe Avenue to Washington 

Avenue 
 
Alternative 1A Impacts - Enhanced Roadways 
Sixth Street would not be an enhanced roadway if this 
alternative were pursued.  Instead 5th Street would become the 
enhanced roadway corridor in this area.  Additionally, a new 
alignment would not be developed to connect Washington 
Avenue with Federal Avenue.  Instead the current 4th Street 
alignment would be used and enhanced.  Connector roads 
would not extend south of 5th Street. 
 
Alternative 1B Impacts - Enhanced Roadways 
Changes to enhanced roadway segments would include: 
 

• 6th Street S.W. from Monroe Avenue to Federal Avenue 
only 

• 5th Street from Pennsylvania Avenue to President 
Avenue only 

• Washington / President Avenue to 6th Street S.W. 
 
Additionally, the existing roadway connection between 
Washington Avenue and Federal Avenue along 4th Street S.W. 
would be lost to create a mixed-use development site for future 
development.  This connection would not be replaced in this 
alternative. 
 
Open Space / Waterfront 
The integration of parks and open space throughout the area is 
an important element within the master plan.  It is intended to 
encourage development that protects and responds to the 
natural amenities of the area – particularly Willow Creek and 
the associated vegetation.  Recommendations of this plan 
should be coordinated with the Mason City Master Trails Plan, 
dated February 2002 and new development should be sensitive 
to existing trees and Willow Creek. 
 

• Incorporate open space with new development.  Open 
space is functional landscaped area that is visually 
attractive and is conducive to use by patrons and 
residents.  Such areas may serve as buffers to separate 
uses, incorporate seating or pedestrian amenities, public 
art or other aesthetic elements. 

• Upgrade existing trails throughout the Willow Creek 
corridor to meet federal bicycle facility design 
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standards and create a seamless trail system that 
connects to the Mason City trail system.   The trail 
serves as a transportation network as well as a 
recreational asset. 

• Provide connections from park and open space areas to 
adjacent neighborhoods and other existing and new 
development to create greater public access and 
recreational opportunities for existing and future 
residents of the area. 

• Work with the Downtown and neighborhoods to 
identify any needed amenities for recreational activities 
along Willow Creek. 

 
Utilities 
Ultimately all utilities and mechanical equipment should not be 
visible in the study area.  This would enhance the visual appeal 
of the area and maximize the exposure of both public and 
private improvements to people in the area. 
 
Reducing utilities can be accomplished by burying them 
underground.  Whenever new development or redevelopment is 
occurring the utilities should be placed underground as part of 
those efforts.  In other portions of the study area the City and 
the utility service provider should work together to phase in 
such actions based on financial feasibility and commitment to 
improving the area. 
 
Additionally, mechanical equipment such as air conditioning 
units, satellite dishes, antenna, and trash containers / service 
areas should be hidden from view or place in or along alleys to 
minimize visual and functional impacts in the area. 

Urban Standards 
The plan proposes development areas that will be designed and 
constructed with the ultimate goal of improving the economic 
viability of the area by creating structures and spaces that are 
enjoyable and safe to experience.  Urban design standards 
should be employed to ensure that the resulting physical 
environment achieves this goal.  Such standards should address 
the following: 

 
 
The Willow Creek Trail should incorporate public art, interpretive features 

and basic trail amenities. 
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• Building setbacks that are close to the street help to 
define the urban location.  Residential setbacks should 
meet existing building lines when infill is proposed.  
New residential and all commercial development 
should reflect a minimal setback recognizing the urban 
nature of the area. 

• Building façade treatments such as awnings, 
architectural elements, creative (yet acceptable) sign 
and window displays can provide variety and reflect 
area themes. 

• Unique signage that fits within the architectural 
character of the area can improve the feeling of being in 
a distinct district. 

• Outdoor seating and display areas in front of cafes, 
coffee shops and retail stores provide both visual 
interest and provide opportunities for pedestrians and 
shoppers to “people watch”.  This adds to the liveliness 
of the area and helps to create an active and safer 
environment. 

• Provide for on-street parking, surface parking areas 
behind buildings and mixed-use parking ramps.  On-
street parking slows traffic and creates a safer feeling 
space for the pedestrian between the building and the 
street. 

• Weather protection should be provided for patrons at 
entries to buildings.  Awnings and canopies should be 
made of material and colors that are consistent with the 
architectural character of the building and area. 

• Maintain existing housing stock and restore where 
needed.  New housing should utilize similar 

architectural styling and an urban scale massing to 
reinforce the character and identity of the area. 

• Provide a variety of paving patterns to signify 
pedestrian crossings, building entries and to provide 
visual interest. 

• Provide adequate pedestrian-scale lighting.  Light 
standards should be of such a design that contributes to 
the image and character of the area and should be 
consistent throughout the study area. 

• Adequately screen on-site parking areas and provide 
pedestrian connections to sidewalks and building 
entries. 

• Street trees along enhanced roadways and important 
connections should be similar to street tree types used 
in the downtown core.  The use of this similar element 
in the Willow Creek Area reinforces the connection 
between the core and Willow Creek.  Other street 
furnishings may be different then those in the 
downtown core but they should be complementary to 
the core and the surrounding development context.  

 
Plan Implementation 
Throughout the Master Plan Components section of this 
document a wide variety of strategies and priorities are 
provided as action steps for implementing the Willow Creek 
Area Master Plan.  There are several general implementation 
strategies that should be pursued in order to accomplish the 
vision of this plan.   
 
The framework for implementing this plan lies in effective 
phasing and strategic targeting of resources and creating policy 
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and program scenarios that can leverage resources and support 
implementation efforts. 
 
Key Strategies: 
1. An advocacy group should be created to proactively pursue 

and monitor implementation of the Willow Creek Master 
Plan.  This group could begin as the continuation of the 
Steering Committee for the master plan project but needs to 
be broadened to incorporate other interests.  A group like 
this can investigate and form partnerships for various 
projects and advocate new policy or program approaches 
(i.e. loan pools, investment partnerships, new zoning or 
development regulations, etc.).  The membership should be 
a balance of public sector, private sector, residential and 
commercial interests that can work together for the 
betterment of the area. 

 
2. Develop a more detailed development and design plan for 

the Willow Creek Corridor Development Area.  This 
master plan outlines the general land use and development 
guidelines for the entire Willow Creek Study Area and 
provides guidance for each of the five identified 
development areas.  Because of the interface of public 
access and use, private development and natural function 
along Willow Creek it is important to develop greater detail 
regarding the future development patterns and design 
elements within the Willow Creek Corridor.  

 
3. Take a look at traffic pattern changes in the area including 

reconfiguration of 5th and 6th Street to two-way traffic and 
the potential impact on the surrounding environment.  The 

impacts along 5th and 6th Streets are not only related to the 
function of those roadways but also to the land use and 
development framework that could be pursued as part of 
plan implementation.   

 
4. Determine the need and function of the multi-purpose 

facility currently being studied.  This component of the 
plan is flexible but has many spin-off affects on the type 
and mix of uses that may be supported in the Willow Creek 
Area.  Once a program, need for space and location are 
determined other components of the Willow Creek plan can 
be placed together more effectively.  This plan does not 
depend on a community multi-purpose facility to be 
successful but a determination needs to be made in order to 
solidify the direction of the plan. 

 
5. Land development and zoning policy in this area will need 

to change.  Through the use of an overlay district or the 
creation of new zoning categories and zoning patterns the 
policy framework for mixed use development and the 
quality of development and design standards will need to 
be put into place.  Without such changes improvements will 
not be coordinated and the desired outcomes may not be 
achieved.  This is particularly important for the commercial 
and mixed-use development identified in the plan.  
Residential development requires that new housing is 
compatible with the character of the surrounding area and 
that established neighborhoods are physically stabilized. 

 
6. Specific programs and resources should be identified for 

use in this area.  CDBG funds and transportation 
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enhancement monies are likely resources to be used in the 
Willow Creek area.  These funds should be pursued 
recognizing the tie to a logical project phasing and 
implementation timeline.  Additionally, TIF and other 
community improvement district mechanisms should be 
accessed as methods for funding implementation – 
especially when related to redevelopment efforts such as 
land acquisition and preparation, utility improvements and 
public enhancements to the area.  These public funds must 
be coordinated with other efforts in the community and 
should be balanced by private sector commitment and 
reinvestment in the area.  Project partnership creation and 
equality will allow resources to be leveraged and 
improvements for the dollar to be maximized. 
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Appendix A: Multi-purpose Center Concepts 
 
Concurrent to the Willow Creek Area Master Plan study the 
City of Mason City has been researching and evaluating the 
possibility of a new community multi-purpose center.  This 
center would be a flexible space including exhibit space, a 
ballroom and community meeting rooms. 
 
On January 6, 2003 the Steering Committees for both of these 
projects met in a joint session to discuss possible locations for 
the multi-purpose center in the Willow Creek Area.  Three 
conceptual alternatives were discussed and are shown on the 
following pages.    
 
In each case the multi-purpose building is approximately 
75,000 square feet in size, and the associated parking area is 
approximately 170,000 square feet of surface area or in a two 
to three story parking garage format.  These graphics are 
intended to be conceptual, actual location and development 
footprints will be determined through future design and 
development study. 
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Appendix B: Citizen Involvement 
 
The Willow Creek Master Plan Steering Committee was 
appointed by the Mayor and represented a wide range of 
viewpoints.  Members of the Committee included: 
 
Jay Pedelty .......................Local Citizen 
Barb MacGregor ..............Local Citizen 
Dick Mathes.....................Local Citizen and Realtor 
Dave Vikturek..................Planning and Zoning Commission 
Krista Billhorn Rostad ..... Iowa Department of Transportation 
Tom Drzycimski ..............County Planning Department 
Myrtle Nelson ..................Community Development Director 
Charlie Kuester ................Senior Planner 
Gary Wilfong ...................Assistant City Engineer 
 
Public Input 
The Committee hosted a number of meetings early in the 
process to gather input.  Meetings with stakeholders, property 
owners, and neighbors were held on July 10 and 11, 2002.  
Stakeholders included representatives of the Chamber of 
Commerce and Economic Development Corporation, the 
Downtown Association, local Realtors, Southbridge Mall, 
Mason City Foundation, Riverfront Commission, Planning 
and Zoning Commission, Park Board and the Historic 
Preservation Commission.  Meetings with property owners 
and neighbors of Willow Creek were also held.  The 
Committee and the consultant hosted a neighborhood 
charrette on July 10 followed by an open house on July 11. 
 

Through the fall of 2002, the Committee continued to review 
alternatives and work with the consultant toward a final draft.  
The Committee also held a meeting with the Multi-Purpose 
Center Committee in January 2003 to discuss potential sites 
within the Willow Creek study area for a 75,000 square foot 
building and associated parking needs.   
 
Presentation of Draft 
In January of 2003, the Committee provided a number of 
opportunities for public input on the draft of the study.  On 
January 21, 2003 the Committee hosted an open house for the 
various stakeholders and a meeting for the property owners and 
neighbors of Willow Creek.  The Committee and consultant 
presented the draft to the Mason City City Council at a workshop 
meeting on January 21, 2003.   
 
Following that series of public meetings and Council workshop, 
the Committee continued to refine the alternatives, to address 
questions that arose during the meetings, and to incorporate the 
Multi-Purpose Center into the plan.  The Willow Creek Master 
Plan Steering Committee and the Multi-Purpose Center 
Committee met jointly again with the consultants on May 22, 
2003.  Following that meeting, on June 5, 2003 the Committee 
presented the final draft of the Willow Creek Master Plan to the 
City Council. 
 



 

 

 


