Uptown Marysville Plan
Adopted February 13, 2017

Acknowledgments

Special thanks to the taskforce, stakeholders, public meeting
attendees, and all those who contributed to the final Plan.
Taskforce
Alan Seymour (City Council)
Bruce Daniels (Honda Marysville/Property owner)
Chad Flowers (City Planner)
Donald Boerger (Planning Commission)
Doug Olsen (Property/Business Owner)
Jason Stanford (Marysville Economic Development)
Karen Page (Team Marysville)
Mary Sampsel (Union County Building Department)
Robert Parrott (Union County Historical Society)
Ron Todd (Zoning Administrator)
Steve Stolte (Union County Commissioner)
Terry Emery (City Manager)
Tiffany Wood (Team Marysville)
Tim Schacht (Planning Commission, Design Review Board)
Tracy Richardson (City Council)
Virginia Elliott (Planning Commission, Design Review Board, Realtor)
This Plan was adopted by the Marysville City Council on February 13, 2017.

Contents
Introduction

5

Context
& Public
Engagement

13

Market
Analysis

35

Vision and
Framework

47

Focus Areas

65

Development
Toolbox

89

1. Introduction
PROJECT OVERVIEW
PLANNING PROCESS
PRIVATE INVESTMENT

/introduction/
project
overview

Introduction
Success is rarely an accident, but rather it is thoughtfully
considered and planned for as an outcome. This is true for
individuals as well as institutions and is most certainly the case
with municipalities. As Glenda Cloud stated “Change is inevitable,
growth is intentional.” The purpose of this Plan is to provide
guidance in the constant face of change and to take intentional
steps towards creating the type of community that retains
the best and brightest and attracts individuals and businesses
from far and wide. The ultimate goal of this document is to
help Marysville set upon a course of action that will result in a
community worthy of the residents that choose to call it home.

Project Overview
In 2016, the City of Marysville engaged the services of OHM
Advisors to create a strategic development plan. The plan
would take into consideration the existing conditions of the
downtown, the market demand for various uses, the desires of
the community, the considerations of strategic partners and the
opportunities and challenges for growth and redevelopment. The
plan will help position the city to experience growth in a manner
that is compatible with the nature of the community, maximizes
opportunity, appeals to current market trends, and contributes to
the overall quality of life in the community.

Impetus for the Plan
In 2015, Marysville city officials, community leaders and strategic
partners began to discuss strategies to remain competitive in
the marketplace for talent and investment. Those involved saw
opportunity for future growth and redevelopment. Realizing
market demands have shifted and quality of life issues are
driving economic development decisions, civic leaders identified
a strategic development plan as a necessary guide to growth
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and decision making. City officials and local leaders decided to
embark upon a process that will ensure future development
occurs in a manner in which is consistent with the community’s
wants and need.
The Uptown Marysville Plan provides a holistic, comprehensive
and collaborative approach towards planning Uptown
Marysville’s future over the next 20 years. This Plan serves as a
guide for future development and policy decisions that reflect
the community’s long-term vision, goals and priorities, balanced
with an understanding of marketplace conditions. It will assist
City staff in communicating the City’s values to potential
residents, investors, and businesses.

Plan Goals and Objectives
This project will help achieve a number of community goals and
objectives, including the following:
• Establish a refined vision for Uptown
• Identify catalytic opportunities that will generate new City
revenue while enhancing the brand and character of the
community
• Creation of a development strategy for downtown with a
focus on target redevelopment sites
• Support future development through creative
redevelopment strategies and incentives
• Create a plan rooted in a market based approach
• Create a plan that has broad public and private sector
support
• Minimize financial risks and build momentum and trust
within the private sector
• Support future funding initiatives

Plan Elements

Development Concepts

Many elements come together within the Plan to create a holistic
and informed blueprint for future growth and development.
These elements were established from quantitative and
qualitative analyses alongside public input. The following section
details the elements found within the Plan.

Market Analysis
OHM, in coordination with the City of Marysville, contracted
with the Danter Company to conduct a market assessment to
determine the current market conditions within the city and
surrounding region. The goal of the assessment is to identify
opportunities and gaps within the marketplace to help guide
investment. Through this analysis, a Plan was created that
responds to market gaps and positions properties and the
downtown to be at its highest and best use.

The Plan includes a series of development concepts that illustrate
the development potential of an area. They are derived from the
market research and public input and thus are both intuitively
and technically informed. They represent the development
potential of the area and outline how future development and
redevelopment may occur.

Implementation
The implementation section outlines economic development
tools and incentives to support the development concepts and
overall Plan vision. This includes projects, programs, or actions
that can be taken by the City to achieve the desired outcome of
the Plan.

Public Input
Throughout the planning process, the planning team facilitated
discussions amongst community members to delineate the
common direction and goals for the downtown. Community
issues and opportunities made apparent during discussions were
used to formulate recommendations for both public and private
projects, addressing and capitalizing on under-served and growth
opportunity areas.

EXISTING
CONDITIONS

PUBLIC
INPUT

MARKET
TRENDS

planning
process
The Plan is centered on the fusion of three elements: existing
conditions, public input, and market trends.
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How To Use The Plan
The Plan is intended to be used on a daily basis to guide
public and private decisions concerning new development,
redevelopment, capital improvements, economic incentives,
proposed legislation, municipal and volunteer hours and other
matters affecting Uptown. The following is a summary of how
decisions and processes should align with the Plan.

Economic development incentives should be reviewed to ensure
consistency with the recommendations of the Plan. Incentives
are finite and it is critical that they be applied in a proper manner
to maximize their effect in conjunction with tax dollars on
projects that are consistent with the goals of the City.

1. Annual Work Programs and Budgets

While it is certainly the case that private property owners and
developers can take their own direction, one of the central goals
of the Plan is to facilitate an investment climate that is hospitable
and profitable to the private sector. In working together, the
public sector and private sector can realize a district that
allows for increased cash flow through increased lease rates
and long-term property value by creating a vibrant downtown.
Property owners and developers should consider the goals and
strategies of the Plan in their land planning and investment
decisions. Public decision-makers will be using the Plan as a guide
in their development deliberations such as zoning matters and
infrastructure requests. This Plan should be used as a tool by the
City to clearly communicate to property owners and developers
the overall vision for what is desired within the downtown area.

Individual City departments and administrators should be
cognizant of the contents of the Plan when preparing annual
work programs and budgets. The Plan outlines projects that
have been prioritized by the community; many of which may be
incrementally achieved with proper budgeting and planning to
maximize the benefit to the City.

2. Development Approvals
Administrative and legislative approvals of development
proposals including rezoning and subdivision plats, should
be a central means of implementing the Plan. Decisions by
elected and appointed officials should reference relevant Plan
recommendations and policies. City plans and codes should also
reflect and support the vision and recommendations in the Plan.

3. Capital Improvement Program
The City’s Capital Improvement Program should be prepared
consistent with the Plan’s recommendations. New improvements
that are not reflected in the Plan, which could dramatically
impact the Plan’s recommendations, should necessitate a minor
update to the Plan.
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5. Private Development Decisions

6. Be Flexible
It is intended to serve as a guide to help the City, development
community, and local residents plan for the redevelopment
of Uptown. This Plan is intended to be flexible and fluid and
amended as appropriate.
As projects, policies, and programs develop over time, they may
not look exactly like the images in the document, but they should
address the intent of the Plan.

purpose of the plan
Guide...

...the community in evaluating proposed public, private, or joint projects

Inform...

...current and prospective property owners as well as developers on desirable growth patterns

Measure...

...progress and effectiveness of projects in Uptown Marysville to ensure they strengthen the community as a whole

Project Schedule

3. Invent

The entire planning process for the Uptown Marysville Plan
spanned approximately eight months and was organized into
five phases. Each phase of the Plan was built off the previous
phase in order to have a layered process that was integrated and
informed.

The consultant team created the overall vision for the Uptown
Marysville Plan and applied the vision to Priority Development
Areas (PDAs) in Uptown. The final result of this step was
presented to the public in a dynamic and engaging open house.

1. Investigate

The consulting team fused the existing conditions, market
research, and public insight to create the final Uptown Marysville
Plan.

4. Implement

The project team worked with the City to develop the
foundation of the Plan. Key elements of this Phase included
creating the project task force and conducting a thorough
analysis of the existing conditions in the project study area.

5. Inspire
This final step included a detailed look at the development
incentives and policies needed to support the implementation of
the Plan and the redevelopment concepts included herein.

2. Inform
The project team facilitated two key steps that informed the
development of the final Plan. The first step was a series of
stakeholder interviews that profiled the intuitive knowledge of
community members related to the Uptown area. The second
step involved a market assessment that identified the local
market conditions and opportunities to capitalize on these within
the project study area.

Project Launch
Existing Conditions Analysis
Community Engagement
Market Assessment
Draft Development Principles & Actions
Develop Design Concepts
Draft Plan Review and Feedback
Final Plan and Adoption
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9

/introduction/
private
investment

Overview
In today’s rebounding development market, municipalities toooften will fail to consider their community from the investor’s
perspective. To avoid this shortcoming, City leadership should
aim to maximize investment in a manner that is both compatible
with existing architecture and aesthetically appealing. Marysville
City Council should legislate a certain amount of control over
private property to ensure a safe and risk-free environment for
new investment. Investors are more concerned with risk than
ease of use, so a certain amount of legislation is needed to
protect the character of the district.
There are three main areas to consider when trying to increase
private investment: process, risk, and profit.

Process

Risk

Profit

private investment
process
A transparent, straightforward development
process helps mitigate risk, and increases profits for
developers, which makes them more likely to invest
in a city.

10 uptown marysville plan

Process
Considerations
• Ensure the existing building code is
straightforward. When looking to develop a new
area, developers gravitate towards municipalities
where the legislation is familiar and forgiving, favoring
communities they’ve worked with in the past.
Ensuring the existing building code is straightforward
and non-conflicting can aid in enticing a developer to
work in a new city or area.
• Offer flexible codes. When considering development
in a downtown, urban environment, developers
look for the lifting of certain restrictions and zoning
mandates such as minimum parking ratios and density
laws.
• Strive for strong customer service. A friendly
staff goes a long way towards attracting new
development and vital economic stimulus. Too
often building code officials overly scrutinize new
investment and are hands off regarding problem
properties, sending the wrong message to investors.
• Study the Ohio Administrative Code. The building
code department should be familiar with Section
34 of the Ohio Administrative Code regarding reuse
and redevelopment of existing buildings. Familiarity
with this section of the code can have considerable
financial implications for downtown projects.
• Prioritize urban density and economic
development goals. should be apparent to help
guide plans for developers. Investment flows like
water and if the municipality makes it easier to invest
in a suburban manner, investors will build suburban.

Risk
Considerations
• Design review and strong maintenance codes
lead to higher property values. Investors will
be leery of investing in a property if they are not
comfortable with the maintenance and status of
adjacent property. If problematic adjacent property
can be acquired, demolished, or altered in a manner
that adds to a development and the district, it
substantially decreases the risk to potential investors.
Too many municipalities equate ease of use to
increased investment and unfortunately this is not
the case. When a downtown is truly desirable to
developers, they will adhere to even the strictest
design reviews and requirements.
• A strong design review ordinance should be
maintained. Trained volunteers should be appointed
to the design review board. It is critical to the
investors that the design review board understands
their role.
• Address neglected properties. Adopting new
language that deals with vacant and problematic
properties can attract investors who would otherwise
stay clear of districts with a high volume of blighted
buildings. Council can look to multiple examples of
problem property ordinances and begin the process
of putting valuable downtown real estate into the
hands of those interested in making improvements.

Profit
Considerations
• Developers want to earn a return on their
investment. The market analysis completed as part
of this Plan gives a great deal of insight into the
potential commercial, residential, and office rental
rates in the area, should redevelopment occur.
• The City Economic Development Office should
work to convince developers that Marysville is a
sound investment. One such method is an inventory
of buildings and vacant parcels downtown, including
target buildings for redevelopment and proformas
that illustrate the cost to renovate and timeline
for reasonable cash flow. If City finds that the debt
to renovate exceeds the projected cash flow of
this inventory, it is necessary to start introducing
incentives, like tax abatements and tax credits.
Considering the economic conditions of Uptown
Marysville and the existing incentives available, it is
reasonable to think targeted projects would prove
profitable and the development community would
respond favorably.

• Standards should be raised. Downtown buildings
were constructed to a certain standard, this is why
there are similar materials, massing and architectural
elements. These standards should be reintroduced.
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2. Context & Public
Engagement
OVERVIEW
PUBLIC INPUT HIGHLIGHTS
LOCAL AND NATIONAL TRENDS
EXISTING CONDITIONS

/context/
public
engagement
overview

Overview
The following section
highlights the public
engagement activities
undertaken throughout the
planning process. The four
groups listed below were
engaged at various stages of
the process to help inform the
final Uptown Plan.

Engaged Parties

P
P
S

Public

Stakeholder

TF

Mapping Exercise
Meeting participants were
asked to identify areas of
Uptown that should be
preserved, enhanced, or
redeveloped.

P

S

TF

Big Ideas
Stakeholders, the taskforce
and public meeting
attendees dreamed big,
giving the planning team a
range of inspiring ideas.

T F Taskforce

C

TF

S

Issues and
Opportunities
The planning team
facilitated a discussion
with stakeholders and the
taskforce around issues
and opportunities currently
facing Uptown.

City Staff

Project Schedule
TF

TF

April

May
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P

S
June

TF
July

P
Survey
Community members and
stakeholders were asked to
take a comprehensive online
survey to provide detailed
ideas on improvements
they would like to see in the
Uptown.

C

TF

Existing
Conditions
Analysis
With the guidance of the
taskforce and the city
staff, the planning team
undertook a thorough
existing conditions analysis
to develop a deeper
understanding of Uptown.

P
Initiative
Prioritization
Public meeting attendees
were asked to rank
initiatives in the Plan that
should be a high priority,
giving the planning team
and city staff guidance
on prioritizing efforts and
resources.

TF

TF

P

TF

August

September

October

November
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Issues and Opportunities

“

In the first few taskforce meetings, the taskforce and planning team identified key issues facing Uptown, along with opportunities
for improvement, growth, and development within the Uptown. The list below includes items brought up by multiple taskforce
members. This list was used to inform both the initiative prioritization exercise at the first public meeting, along with a few final
recommendations.

•
•
•
•
•
•
•
•
•
•

The availability of public parking is greater than people
think.
Property maintenance needs to be strengthened.
There is a lack of destination-type businesses.
Residential space above stores needs to be renovated.
Design throughout the Uptown district needs to be
consistent.
Code enforcement isn’t stringent enough.
Lack of development throughout Uptown.
Property owners need to be engaged in Uptown and take
pride and appearance in Uptown.
Zoning and signage rules need to be consistent.
There is high business turnover in Uptown.
There is a lack diverse multifamily options in Uptown.

Opportunities

•
•
•
•
•
•
•
•
•

“

•

Issues

Uptown is a walkable community.
Historic buildings have much potential for revitalization.
There is potential for in-fill development throughout
Uptown.
Redevelop the movie theater.
Opportunity for commercial development.
Build on the City’s positive momentum.
Historic architecture can be leveraged for “higher scale”
development.
Leverage the river.
Increase outdoor patio space throughout Uptown.

The issues and opportunities highlighted above helped frame the
public engagement process and build the case for the public and
private project concepts outlined in Chapter 5.
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Initiative Prioritization
Attendees of the first public meeting were given an opportunity to prioritize 8 different themes to be addressed in the Plan.
Citizens identified the 3 most important themes to them. Each of the themes, and their respective tallies, are listed below.
Economic development received the most votes and is at the crux of many of the project proposals and policy recommendations
highlighted in later chapters.

27
24
20
18
13
10
7
3

Development and
Redevelopment
Beautification &
Maintenance
Business & Services
Downtown Living
Programming & Events
Pedestrian Comfort
Character & Appearance
Parks & Public Space

Economic redevelopment and business advancement was on the
minds of many attendees of the first public meeting. In further
chapters, the market analysis explores the potential for residential
development in Uptown, a key component of revitalization and
economic vitality in the area.
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Big Ideas

“

As part of the public engagement process, participants were asked for one Big Idea that they thought would transform Uptown. Ideas
that were similar in nature or repeated are listed below. Some of the Big Ideas are addressed in specific sections of the Plan. Other
ideas will be easier to advance with the adoption of specific goals and recommendations in the Plan.

Increase the number of kid-friendly activities.

Connect the Mill Valley bike path to Uptown, while increasing bike lanes (see
Chapter 5, Silo Site).

Redevelop river properties on Main Street, including the grain towers (see Chapter
4, Objective 6.3).

Preserve historic buildings (See Chapter 4, objective 6.1 - 6.3).
Offer incentives and programs for property maintenance (see Chapter 6).
Expand the farmer’s market.

“

Offer a variety of businesses and restaurants (see Chapter 4, Objective 2.1 - 2.2).

The Plan’s policies and recommendations will help ensure the ideas
voiced by community members have a better chance of coming to
fruition.
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Public Survey Highlights
308 residents and employees in Marysville took the Uptown survey. In the online survey, there was an emphasis on determining
what amenities currently attract residents to Uptown, what would encourage residents to visit Uptown more often, and what
urban design improvements would improve the quality of life in Uptown. Results from the survey help inform both the final design
recommendations and the policy framework.

173 votes

Restaurants and Bars

1

Why do you visit
Uptown?

102

Entertainment and events

85

Library

48

Retail stores

39

Professional Services
0

2

What would
encourage you to
visit Uptown more
often?

More entertainment
and events

3

36
37

115

43

96

Additional restaurants

123

Highly encourage
Medium-to-Highly
encourage

73

42
0

50

100

150

Additional parking

35

96 votes

Architectural or facade
improvements
Attracting commercial
development

31

84

Improving roads and traffic flow

45

60

32

72

56%

200

Highly importance
Medium-to-High
importance

57

46

of survey
respondents
received their
information about
Uptown through
social media.

200

132 votes

More retail options

0

59%

150

38

Improving the streetscape

of survey
respondents have
lived in Marysville
for over 10 years.

100

Movie theater

Additional parks and
recreational opportunities

What initiatives are
important for the
improvement of
Uptown?

50

30

60

90

44%

120

150

of survey
respondents visit
Uptown at least
twice a week.
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The Mapping Exercise conducted at the first public meeting provided the Planning Team with a geographic understanding of areas in
Uptown that should be preserved, enhanced, and redeveloped. This understanding helped inform final recommendations of the Plan.
Meeting participants prioritized their focus in the heart of Uptown, around the intersection of 5th Street and Main Street.

ea

dy Ar

t Stu

c
Proje

Preserve
Enhance
Redevelop

Figure 2.1 mapping exercise
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Public Engagement Summary
Areas or buildings that are detracting from
the desired character should be considered
for development or redevelopment.
Through the mapping exercise, the public identified areas for
redevelopment, and several themes emerged. Gas stations,
vacant lots, industrial properties, and 1970’s era buildings were
places identified for an increased focus of redevelopment efforts.
Some of these properties are located outside of the historic core,
but are highly visible upon entering the Uptown District.

Let’s preserve what we have, and
complement the existing character when we
can.
The public was asked to identify areas for further enhancement,
where additional effort should be paid to maintaining and
improving buildings or properties. A high percentage of votes
were placed over the row of buildings on the west side of
Main Street, between 4th Street and 5th Street. Many of the
structures in this area are vacant and not well maintained, but
have a significant amount of historic character that should be
preserved.
Property maintenance was rated as the top physical
improvement that could be made to strengthen Uptown, as
indicated by the community survey.

Uptown needs more businesses and services
to attract visitors.
Asked what amenities would encourage people to visit Uptown
more often, the overwhelming opinion was the addition of
a movie theater. More retail, restaurants, and entertainment
options likewise scored highly with survey-takers. Additionally,
one of the “Big Ideas” from the public meeting was the addition
of more restaurants and increased variety in Uptown businesses.

indicated a majority (64%) would consider a single-family home,
while over 40% said they would consider “loft-style” residential
units above a commercial space.

Uptown needs a diversity of events and
entertainment to bring people in.
Over 70% of survey respondents rated bars and restaurants as
the reason they currently visit Uptown, with entertainment and
events slightly lower at 49%. While these numbers are high, the
public indicated that additional entertainment and events would
bring them into Uptown even more often. Diverse entertainment
options for all ages was rated as the number one “Big Idea” at the
public meeting.

Improving connectivity and comfort for
cyclists and pedestrians is key.
It is rare to have a downtown district that does not require
some amount of walking to reach one’s final destination. The
relationship between parking lots, pedestrian alleys, streets, and
bicycle facilities is key to moving people within the Uptown area.
Participants at the public meeting indicated a desire to improve
bicycle connections and facilities in Uptown, with a bicycle
connection from the Mill Valley bicycle path into Uptown, and
a potential trail-head that would serve Uptown and the Mill
Valley trail. Survey-takers indicated that bicycle lanes and bicycle
paths throughout Uptown would be desirable in improving the
function of Uptown.
Improving the pedestrian environment or streetscape was the
highest initiative rated by survey-takers scoring 3.53 out of 4.
Survey-takers also rated the pedestrian connections to parking
lots, sidewalk improvements, and street trees as a priority for
physical improvements that will help improve Uptown.

People will live in Uptown if given the
opportunity.
A majority of the people surveyed (56%) said they would
consider living in Uptown or within walking distance if their
preferred housing type were available. The follow-up question
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did you know?
Uptown can support 252 additional residential
units over the next 5 years, which is

local and
national
trends

3%

of the 7,314 households currently residing in
the City of Marysville.

Local Trends
Examining local trends in population, housing, income, and demographics are important for developing final recommendations that
are realistic solutions for Uptown. Existing market conditions, used to develop the residential market analysis, is covered in Chapter 3.

Population

35.3

Uptown’s median age.

9.8%

of Uptown’s population is over the age of 65.

.78%

projected growth in Uptown’s population in the next 5 years,
which is very similar to the City of Marysville, Union County, and
the Columbus MSA.

$

Household Income

$45,459

Uptown’s median household income. This is significantly lower
than the City of Marysville, ($57,900) Union County, ($70,362) and
the Columbus MSA ($54,421).

Housing

11.6% vacancy rate
51.5% ownership rate
37.0% rental rate

Uptown has a lower ownership rate than the City of Marysville,
Union County, and the Columbus MSA which is to be expected
for a downtown area.

Local and regional economic conditions will help dictate Uptown
Marysville’s future. Uptown is a diverse district in age, with
lower home ownership and a higher vacancy rate than the City of
Marysville and Union County.
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did you know?

40%

of households in
Ohio own pets,
which is more than
the number of
households with
children.

National Trends
Across the country, in communities of all sizes, downtowns are experiencing a renaissance. The following four trends are affecting
downtown development nationwide, and are particularly relevant to the future development of Uptown Marysville.

Downtown Living
Nationally, baby boomers and millennials make up 24% and
21% respectively, of the current U.S. population. Boomers and
millennials are beginning to share an increased preference for
similar housing options in walkable, mixed-use neighborhoods.

Household Structure
Household structure has changed significantly since the 1970’s.
The number of households without children is expected to
increase from 55% in 1970 to 73% in 2030. This has a significant
impact on the housing stock that should be constructed or
rehabilitated going forward, a notion which is reflected both in
the market analysis of Chapter 3 and the recommended public
and private projects outlined in Chapter 5.

Walkability and Connectivity
One key to the health of vibrant downtowns is a safe and
attractive environment to walk through. Strengthening the
streetscape for both pedestrians and commuters has been a
necessary ingredient for successful Downtowns across the
country.

Retail follows Rooftops
The addition of residential density in communities across the
country makes it easier for businesses to open up and sustain
economic success for a longer period of time.

Nationally, communities looking to revitalize their downtowns are
doing so with increased residential density, safe and walkable streets,
and a diverse commercial environment. These ideas should be
adapted with Uptown’s unique historic character.
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Study and Boundary Areas

Cherry St.

The project study area in Uptown Marysville borders Cherry Street to the east, the rail lines to the north, North Maple Street to
the west, and East 8th Street and Collins Avenue to the south. The project study area also consists of the Uptown Review District,
which guides development throughout much of the project study area; and the Uptown Historic District, which helps preserve and
strengthen much of Uptown’s unique historic architecture and development.

West 3rd St.

Uptown Revi

ew District
East 4th St.
East 5th St.

Co

lu

North Main St.

North Maple
St

.

Uptown
Historic
District

Figure 2.2 study and boundary areas
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Land Use
The core of Uptown Marysville, at the intersection of East 5th Street and North Main Street, is lined with ground floor retail and office
space with the opportunity to accommodate unique residential developments on the second and third floor. Across the project study
area, the land use is a majority residential, at 59%, followed by 23% commercial, 16% exempt, and 2% industrial. Virtually all of the
commercial development in the project study area falls under the purview of the Uptown Review District, ensuring design guidance of
all commercial development within the project study area.
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Figure 2.3 land use
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Residential: >4 units

Mobile Homes
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Industry and Manufacturing

Parking Garage, Structures and Lots

Vacant
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Exempt and Vacant Land
Across the project study area, approximately 16% of the land is tax exempt, either owned by the City of Marysville, Union County, or a
private organization with tax-exempt status. Furthermore, 11.6% of the residential units in the project study area are vacant, providing
a unique opportunity to transform the development of the Uptown.
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Municipality Owned: Parks
Municipality Owned: Exempt Land
Exempt: Other
Vacant Land

Figure 2.4 exempt & vacant land
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Natural Conditions
The Uptown District has a 100 year floodplain that bisects the project study area. This will pose some limitations for future
development in the Uptown District, and should be recognized by both developers and city staff. Additionally, the Mill Creek runs
through Marysville just north of the project study area, and is centered in a much larger floodplain.
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Gateways
Gateway signage, monuments, or other features are an important element to any downtown. They can help demarcate the district
and reinforce the downtown’s brand at key, heavily trafficked entry and exit points. Uptown Marysville currently has a number of
opportunities for gateway development, particularly along heavily trafficked corridors outlined in yellow in Figure 2.6. The photographs
shown below capture existing opportunities for gateways off U.S. 33 (A) and in the east side of Uptown (B,C,D), as depicted in Figure
2.6 to the right.
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Urban Form
Urban form refers to the relationship between architecture,
streets, public space, and pedestrians. The height of buildings,
how they address the street, the orientation of parking, and the
relationship to other buildings all contribute to how a public
space is perceived, and how pedestrians, visitors, and residents
will experience the space.
To be able to create places of quality and permanence, space
must be defined. In the case of Uptown Marysville, building
facades are the primary method for defining space.

Uptown Examples
The buildings shown in the images to the right and outlined
in Figure 2.7 below are not intended as an exhaustive list
of incompatible buildings within the historic context, but is
intended to show examples of how inappropriate building form
can detract from the historic fabric and character of Uptown.
In general, these are structures that were built after the
widespread adoption of the automobile. These structures
work to undermine the desirable character of Uptown, and are
damaging to the unique public realm and urban form that is
necessary to the district.

Historic downtowns are fundamentally pedestrian oriented. They
will not compete with auto-oriented retail when it comes to
convenience. While the automobile is a necessary component of
bringing people to and from a downtown like Marysville, their
incorporation cannot be the guiding focus for development and
redevelopment. In short, if a historic downtown tries to compete
with the ease and convenience of a strip mall, it will soon fail to
be a downtown.
Some general guidelines for determining which areas serve to
reinforce the pedestrian realm are listed below:
•

Building facades should define the public realm, and have
massing and architecture that is scaled to the pedestrian;

•

Buildings should be over one-story tall;

•

Buildings should be oriented toward the street, with an
“active and permeable” surface that allows visitors and
visibility into the building; and

•

Buildings should be adjacent to the sidewalk.

The historic core of Uptown Marysville has a clear start from
which to carry out these principles of urban form.

North Main St.

Within Uptown Marysville, a well-defined edge of building
facades delineates the public realm, including the streets,
sidewalks, and plaza space. This development pattern was
created prior to the invention and widespread adoption of the
automobile, and is one of the characteristics that makes a historic
district like Uptown significant, unique, and special.

East 5th St.

Examples of
incompatible buildings

Figure 2.7 urban form examples
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Example A is an example of an incompatible addition to an
existing residential building, where the scale, fenestration,
entryway, building height, and materials do not match either the
adjacent buildings or the building it has been added onto.

A

Example B is the building that occupies the northeast corner
of 5th and Main streets, the most visible and highly traveled
intersection of Uptown Marysville. The image shows the
comparison of modern infill architecture set against the existing
historic context, which shows a high level of articulation, detail,
character, and pedestrian friendliness. Like Example A, the
single-story and low building height detract from the definition
of the street edge and does not contribute to a comfortable,
pedestrian-friendly environment.

Example C is a style of development that is primarily oriented
toward serving the automobile. With the large setback from the
street and the orientation of parking to the front of the site, the
building creates a break in the urban fabric of historic Uptown
along Main Street.

Example D is adjacent to Example B, and also occupies the
northeast corner of 5th and Main streets. Like Example B, its
low height does not adequately define the public space at the
intersection, and does not define the street wall necessary
to create a sense of enclosure for pedestrians. Additionally,
the mansard roof and architectural styling is dated and not
complementary to the adjacent historic structures.

B

C

D
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Architectural Details
Throughout the course of its history, Uptown Marysville has
accommodated numerous generations of users, each leaving
their mark on the historic buildings in the District. A number of
things make a historic downtown such as Uptown Marysville
unique, and the architecture plays an enormous role in defining
the character. In particular, the types of architectural forms,
details, and materials present in a place like Uptown are
no longer constructed, and all work to create a unique and
identifiable district. In short, it’s the architecture of this place that
is irreplaceable, and it’s the architecture that must be preserved
for future generations to enjoy.

Every effort should be made to retain any existing historic
windows in a building. If the window is beyond repair, or if any
uncomplementary windows are being upgraded, every effort
should be made to complement the original character of the
window.
One of the biggest challenges in updating historic buildings is
matching window openings of unique shapes. Historic window
openings will often have an arched top, making it necessary to
use custom windows. People will often replace historic windows
with inferior windows and fill the unique shape of the opening
with EIFS or other uncomplimentary materials. Blocking-in of
window openings should be avoided. Any windows requiring
replacement should be of the following types:
•

Wood framed windows

•

Steel framed windows

•

Low-profile fiberglass

Resources that offer guidance on window restorations and
alterations can be found through the United States Secretary of
the Interior.

There is a line to walk, however. Uptown will only thrive if
businesses and residents can make use of the places in the
district. It shouldn’t be seen as a museum, but rather a dynamic
and prosperous area that people are attracted to. People must
be given the opportunity to adapt these buildings to the needs
and demands of modern life, with the assurance that those
adaptations will be a complement and not a detriment to the
character of the district. In general, the following improvements
should be avoided:
•

Improvements that significantly alter the original materials,
details, or format of the building facade.

•

Improvements that introduce materials or forms that are
residential or automobile-oriented in nature.

•

Improvements that change the pedestrian-scale of the
architecture.

•

Improvements that are inconsistent or uncomplimentary to
the original architecture.

A defining characteristic of historic downtowns is authenticity. By
replacing original, authentic architectural components with faux
replacements, the overall character and feel of the district will be
deteriorated.

Windows
A single building facade shows the challenge of coordinating
improvements in a historic district. Within this one wall to the
right, three different window types are present, and include
window types that are not historically accurate.

32 uptown marysville plan

1

2

3

A

Storefronts
The “permeable membrane” that creates an active and inviting
edge to the public realm is a critical component to a historic
downtown. Through the course of its history, numerous changes
have occurred to the original storefronts in Uptown’s historic
architecture. Example A shows a number of changes applied to
one building, none reflecting the original character or detailing
from the original design. Starting from the left, a faux stone
facade has been applied (a common treatment in Uptown) that
limits visibility and visual interest to the building. Moving right,
a cedar shake facade has been applied to much the same result.

The right side of the facade example shows changes, but would
require much less effort to return the storefront to its original
character.
Located across the street from each other, Examples B and C
(below) show the difference between restoration and improper
improvements. Window openings in Example B contain
properly-sized windows, and a storefront that has been properly
restored, both work to contribute to the character of the district.
These unique building features have been covered with EIFS,
undersized vinyl windows, and a faux stone facade in Example
C, creating a building that is a visually uncoordinated mixture of
various and unrelated architectural features.

C
B
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overview

Introduction

Residential Project Concepts

The primary purpose of this report is to identify potential support
levels for residential development in Uptown Marysville, Ohio
(Union County). There have been several areas identified through
public engagement as potential redevelopment sites. The
conclusions in this report are based on the future potential of
residential development in Marysville with application to these,
or any additional sites that may emerge. While unit mix, size and
attributes are recommended, it should be noted that specific
sites may or may not match the recommended development
due to unique building dimensions or floor plans. Once specific
development opportunities have been identified, The Danter
Company will be available to discuss the application of our
recommendations to specific sites or buildings.

Residential recommendations include support by product type
and price range. In addition, general guidelines for unit and
project amenities are identified for each price range. Conclusions
for the development of the residential components are based on
analyses of the area including the existing and anticipated rental
housing market and the past and future trends, demographics,
the economy, the appropriateness of the area for development,
and housing demand.

Effective Market Area
The Effective Market Area (EMA) is central to the methodology
used for this market analysis, which is defined as the smallest
geographic area that will contribute 60% to 70% of support for
new development in Marysville. EMA refers to a methodology
developed by the Danter Company, LLC to describe areas of
similar economic and demographic characteristics. EMAs are
provided for each land use component and are bounded by
both “hard” and “soft” boundaries. Hard boundaries are marked
by rivers, freeways, railroad rights of way, and other physical
boundaries. Soft boundaries are changes in the socioeconomic
makeup of neighborhoods. This analysis is based on the
establishment of a Site EMA for each component of potential
development.
Generally, the EMA (Figure 2-1) includes all of the City of
Marysville and entirety of Union County.
Based on the characteristics of the EMA, a field survey of existing
housing, an analysis of the appropriateness of the area for new
development, and a demographic analysis of the EMA, support
levels can be established for additional development. Uptown,
two blocks to the west. Surface parking has been moved to the
rear of the site. At 7,250 s.f., the commercial site could house a
number of smaller, specialty retail stores or various office users.
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The study will evaluate past, current, and future trends in the
area; the impact of those trends on rental housing alternatives;
current rental housing alternatives; need and market support for
additional rental housing; and any proposed additions to the area
rental base.
The data presented in this report may be used as a base to
conduct future site specific analyses.

Marysville,

OH

Union County, EMA

Figure 3.1 effective market area
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field survey

Overview
This section outlines the market-rate apartment potential within
the study area. Specifically, it will summarize the potential to
develop three alternative market-rate apartment communities in
Marysville, Ohio (Union County).
Conclusions for the potential for these market-rate residential
developments in Marysville are based on a thorough analysis of
the Effective Market Area (EMA).

Analyses Conducted
The following analyses have been conducted to identify market
potential for a proposed market-rate apartment development in
Uptown Marysville:
•
•
•
•

Analysis of the overall EMA rental housing market.
Analysis of the EMA condominium market.
Historical housing trends.
Current market conditions based on 100% field survey of
modern apartments and condominiums.
• Current and expected economic and household growth
conditions.
• Area apartment demand factors, including:
• Income-appropriate households.
• Support from existing multifamily renters (step-up/down
support).
• A trend line analysis, based on a “rent by comparability
rating” evaluation of all conventional developments within
the EMA, is used to evaluate rents for the proposed
development.
• Floor plan analysis and comparison with comparable product.

Most of the apartment projects in the Marysville EMA include
landlord-paid water, sewer, and trash collection in the rents,
while tenants are typically responsible for the remaining utilities
(gas, electricity, cable television, and high-speed Internet). The
rents recommended in this report, however, will include water,
sewer service and trash removal. As such, the rents among the
market-rate properties (when necessary) have been adjusted to
represent a utility package similar to what will be included at the
site in order to complete an even rent comparison. These will be
referred to as collected rents.

10 % Five or more people
12 % Four-Person
17 % Three-Person

26 % Two-Person

35 % Single-Person

Figure 3.2 distribution of renter households in EMA

Final recommendations were based on a study of all modern
apartments and condominiums residential real estate market
throughout Union County.
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vacancy rates
in multifamily developments across
the EMA are similar, regardless of the
year they were constructed. Only one
residential development project in the
EMA has been developed this decade.

Field Survey Findings
A total of 2,065 conventional apartment units in 37 projects were
surveyed in the Marysville EMA. A total of 1,681 of these units are
in 28 market-rate developments and 2 Tax Credit developments.
(The remaining 384 units are located in 7 subsidized
developments.)

While median rents are only moderate, older product offsets an
excellent base of higher-priced units in the EMA.

Among market-rate projects, 64.3% are 100.0% occupied,
accounting for 32.2% of the total market-rate units. Only one
property had occupancies below 90%. Vacancies are relatively
low in the market area, and the market appears limited by
supply rather than demand. The Marysville EMA apartment base
contains a disproportionately high percentage of two-bedroom
units, 73.9% of the total.

It is significant that 78.2% of the market-rate units surveyed were
constructed and opened before 2000. These older developments
contain a combined total of 1,149 units with 17 vacancies, a 1.5%
vacancy rate.

Rents in the Marysville EMA have increased at an estimated
average of 2.0% per year over the past five years.

Table 3.1 median and upper-quartile rents and vacancies, Marysville, OH, EMA, May 2016
Unit Type
Studio
One-Bedroom
Two-Bedroom
Three-Bedroom

Upper-Quartile
Number of Vacancy
Rent Range
Units
Rate

Overall
Vacancy
Rate

Median
Rents
$495

0.0%

$495

2

0.0%

$779

2.2%

$789 - $960

58

1.7%

$823

1.3%

$899 - $1,536

311

2.3%

$849

1.0%

$1,269 - $1,519

50

0.0%

Table 3.2 distribution of units and projects by project size, Marysville, OH, EMA, May 2016
Total Units in Projects
Less Than 25
25 to 49
50 to 99
100 to 199
200 to 299
TOTAL

Projects

Units Overall Vacancy Rate

Number

Percent

Number

Percent

Vacancy
Rate

12

40.0%

146

8.7%

2.1%

5

16.7%

176

10.5%

1.1%

7

23.3%

487

29.0%

1.4%

5

16.7%

616

36.6%

1.0%

1

3.3%

256

15.2%

2.0%

30

100.0%

1,681

100.0%

1.4%

The market appears limited by supply, rather than demand. There
are a limited number of vacancies throughout the Effective Market
Area (EMA), across all ages and types of development.

39

/market study/
comparable
market rent
analysis

ONE-BEDROOM UNITS BY COLLECTED RENT
AND COMPARABILITY INDEX
$1,200.00

$1,100.00

Comparable Market Rent Analysis

$1,000.00

Comparable market rent analysis establishes the rent potential
renters would expect to pay for the subject unit in the open
market. Comparable market rent is based on a trend line analysis
for the area apartment market. For each unit type, the trend line
analysis compares net rent by comparability rating for all marketrate developments. Comparability ratings have been established
for all developments in the EMA based on unit amenities, project
amenities, overall aesthetic appeal, and location.
Figures 3.3 - 3.5 represent the relative value of proposed units in
the market, illustrated as the trend line of each scatter plot. With
the comparability rating on the horizontal axis and the rent on
the vertical axis, each apartment community created is evaluated
through comparison of existing market rents to those at the
proposed project. Additional factors also influence a property’s
ability to achieve the comparable market rent, including the
number of units at that comparable market rent, the step-up
support base at that rent range, and the age and condition of the
subject property and competitive units.
Considering the proposed unit and project amenities and an
appealing aesthetic quality, the recommended developments
are anticipated to have overall comparability ratings ranging
from 22.0 to 32.0. Based on prior studies , rents in the Uptown
Marysville EMA have increased at an established rate of 2.0% per
year over the past 5 years.
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one-bedroom
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COLLECTED
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Legend: TWO-BEDROOM
Figure
3.3
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Recommended - Midrise
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INDEX
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$1,300.00
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$900.00

60%

$800.00

did you know?
of the support for new apartment
development will typically be generated
from the existing apartment base in the
effective market area (EMA).
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two-bedroom units by collected rent
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step-up support
renters are typically willing to incur rental increases of

15%

THREE-BEDROOM UNITS BY COLLECTED RENT
AND COMPARABILITY INDEX

per month for a different rental unit if that unit provides
additional value to the renter.
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Tax Credit Properties
Market-Driven Rent Trendline
Site
A

Recommended (Over Retail)

Site
B

Recommended (Midrise)

Site
C

Recommended (Townhome)

Step-up/down support is best expressed as a ratio of proposed
units to potential support. A lower ratio indicates a deeper level
of market support and that the recommended developments will
have to capture fewer of these households in order to achieve
successful initial absorption. A higher ratio indicates a lower
level of potential support from conventional renters and that
the recommended developments will have to attract a higher
level of support from outside this group, potentially slowing
absorption.
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Market-Rate Properties

Step-up/down support is a critical factor in projecting absorption
because it directly measures the depth of potential support
from the households most likely to move to the recommended
developments.

Previous studies indicate that 60% of the support for new
apartment development will typically be generated from the
existing apartment base in the EMA, especially from those
tenants paying rent within an appropriate step-up of the
proposed rents.
The 100% database field survey methodology allows a more
accurate measure of potential support from conventional renters.
Studies indicate that, at the proposed rent range, tenants are
willing to incur rental increases of up to 15% per month for a
rental alternative when it is perceived as a value. This is the stepup support base. Step-up support is not limited to only similar
unit types.
Step-down support represents existing renters within the EMA
who should perceive the proposed developments as offering a
greater value at a rent lower than or equivalent to their current
rent. Typically, this value results from renters who would perceive
the recommended developments as a higher-quality project at
an equal or lower rent, or as a project of quality similar to their
current unit but at a lower rent.
The step-down base includes all units with higher rents than
those recommended, but lower or equivalent comparability
ratings within the EMA. The total proposed units (252) represent
25.6% of the total step-up/step-down support base. However,
it is expected that only 45% of the total support originate from
within the EMA apartment base. As a result, the actual step up/
down percentage is a very good ratio, at 11.5 %.
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Comparable Property Market Rates
Tables 3.2 - 3.4 compare the recommended rents with the current
market driven trend line rents for each of the product types.
Once a new property has been defined, Market Rents at Opening
can be trended at the rate of 2.0% per year. The proposed
rent as a percent of Market Rent is therefore considered to be
conservative.
It should be noted that there are insufficient studio and
three-bedroom units in the market from which to establish a
meaningful trend line analysis. Rents for these units are based on
established rent gaps between studio and one-bedroom units
(for the studio rents) and two- and three-bedroom units (for the
three-bedroom units).

With the proposed rents ranging from 94.9% to 104.9% of marketdriven rents, the proposed units will be perceived as a significant
value within the market. Such a value is recommended due the
overall size on the development and the required absorption
rate. Because of the value, the properties are expected to
outperform rent and occupancy trends for the EMA. It should be
noted that the townhouse units, at a higher percent of market
reflect the attached garage.
The number of units proposed at the site must be considered
relative to the project’s ability to achieve a given rent level.
Previous research indicates that all other factors being equal,
larger properties must be a better value in the marketplace than
smaller properties due to the higher number of units that must
be rented each month.

Table 3.2 proposed market rents for apartments over retail
Unit Type

Market Rent at
Opening at 22.0
Comparability Rating

Studio
One-Bedroom
Two-Bedroom

Proposed Opening
Average Rent

Proposed Rent as a
Percent of Market Rent

N/A

$600

N/A

$800

$800

100.0%

$1,020

$1,000

98.0%

Table 3.3 proposed market rents for traditional multifamily developments
Unit Type

Market Rent at
Proposed Opening
Opening at 30.0
Average Rent
Comparability Rating

Studio
One-Bedroom
Two-Bedroom
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Proposed Rent as a Percent
of Market Rent

N/A

$800

N/A

$1,404

$950

96.0%

$1,265

$1,200

94.9%

Absorption
Residential construction projects should be finalized during or
close to peak absorption months (May - August) in order to
maximize absorption as quickly as possible.

Table 3.4 proposed market rents for townhomes
Unit Type
Tw o - B e d r o o m
Three-Bedroom

Market Rent at
Opening at 32.0
Comparability Rating

Proposed Opening
Average Rent

Proposed Rent as a
Percent of Market Rent

$1,335

$1,400

104.9%

N/A

$1,750

INA

Absoportion: How fast can residential units
be rented?
To generate a sufficient number of potential renters, larger
properties typically need to set rents below comparable market
rent. The proposed developments of 72 to 100 units are relatively
small and will provide the potential to increase rents after
stabilized rent up.

accounts for approximately 24% of annual absorption. The off
season, November through February, typically accounts for
the remaining 12% of absorption. While these percentages do
not hold true in all markets, they give a good indication of the
potential seasonal variations in absorption.

The recommended developments provide a wide range of prices,
concepts and tenant profiles, and as such, will not, in general,
be competitive, and thus can be developed concurrently. They
have also been sized to reflect a 12-month absorption period (to
stabilized occupancy of 95%) from the date of the release of the
last unit for occupancy, assuming a spring opening.

Factors that affect absorption include (but are not limited to) the
following: area mobility patterns; availability of new product; age,
quality, and rent of existing rental properties in the Marysville
EMA; area growth; area median income; product variety;
proposed product development; and date of opening.

Prior studies have shown that absorption tends to be seasonal,
with up to 64% of annual absorption taking place in the peak
summer months (May through August). The shoulder season
(the two months on either side of the peak season) generally

The anticipated spring opening date will be important in
achieving the targeted absorption period. A later release may
extend absorption through the slower winter months.
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Recommended amenities in
proposed projects
Most of the apartment projects in the EMA include landlord-paid
water, sewer, and trash collection in the rents, while tenants are
typically responsible for the remaining utilities. It is recommended
that rents of future developments also include water, sewer
and trash removal. As such, the rents among the market-rate
properties, when necessary, have been adjusted to represent a
utility package similar to what will be included at the proposed
project in order to complete an even rent comparison. These are
referred to as collected rents throughout the analysis. In addition,
it is recommended that upscale units have upgraded finishes
such as counter tops, cabinetry, carpet, some wood or tile floors,
etc. Bedroom size and closet space are important factors for
potential residents in how they perceive the size and feasibility
of the unit; therefore, consideration should be given to both of
these unit amenities.

Recommended housing amenities
Units in each of the proposed development types should include
the following amenities:
• Range
• Security system
• Frost-free refrigerator with ice-maker
• Dishwasher
• Balcony/patio
• Carpet and/or wood flooring
• Disposal
• Garage (townhomes)
• Central air conditioning
• Ceiling fan
• Washer/dryer
• Nine-foot ceilings
• Additional storage (patio, garage, remote)
• Window coverings
It should be noted that it is unlikely that the full project amenity
package could be delivered for smaller phases of development.
This could be accomplished, however, if a single developer
was selected and a common amenity package provided for
all properties. A master project amenity facility serving all of
the market-rate rental properties and the condominium is
recommended. Project amenities will include the following:
• Community building
• Pet friendly
• Business/computer center
• On-site management
• Fitness center
• Elevator, if applicable

Upscale multifamily options should have high-end amenities to
ensure a differentiated housing product on the market.
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Seniors in Uptown

Recommended rents and price points

Housing strategies and developments targeted toward seniors
are focused on higher density, mixed-use developments, with
walkability as a primary goal. This is the essence of Uptown
Marysville. Seniors should be a focus of Uptown’s housing
strategy.

Over the next 5 years, there is an overall housing demand for up to 252 residential units in the Marysville EMA. It is the opinion of
The Danter Company that a market exists for three classes of market-rate residential development alternatives within Marysville,
highlighted below:

Type

Studio-2 bdrm.

Rent Range

$600-$1000

Total Units

72 units

Units within Uptown located
above existing retail/
commercial space, offering
comparatively higher quality
and superior finishes to the
existing rental base. Rent
includes trash removal, tenants
pay all other utilities.

Apartments Over
Existing Retail

Type

Studio-2 bdrm.

Rent Range

$800-$1,200

Total Units

100 units

New Construction

Type

Studio-2 bdrm.

Rent Range

$1,400-$1,800

Total Units

80 units

Stand alone units, mid-rise
building adjacent to retail/
commercial. Rent includes
water, sewer, and trash
removal. Tenants pay all
utilities.

Rowhouse streetscape with
front entries and first-floor
windows raised above streeteye level, to accommodate
one/two-car garages
occupying the ground level.
Gated entry adjacent to
commercial/retail portion of
development. Rent includes
trash removal. Tenants will pay
all other utilities.

Townhomes

It will be important for the proposed units to achieve a critical
mass in order to provide a defined neighborhood as opposed to a
scattered-site approach.
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VISION OVERVIEW
VISION THEMES
PLAN ACTIONS

/vision + framework/

ACHIEVING THE VISION

the vision

Uptown - A place that reflects the best of who we
were, who we are, and who we want to become.
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The Vision

Responsible Parties

This vision for the Uptown Marysville Revitalization Plan was
developed through community engagement, a market analysis,
an examination of existing conditions and a look at best
practices.
On the following pages, a policy framework helps frame the
goals, objectives, and actions of the Plan. This framework should
be used by community leaders, property owners, and other
stakeholders to help implement the Uptown Plan. This Plan
provides a series of actions, grouped by 7 key themes, that
provide measurable ways to implement the Uptown Plan.

M

City Manager / Council

P

Planning Dept.

PC

Planning Commission

DR

Design Review Board
Parks & Rec Dept.

$

Finance Department
Public Works
Department

Policy Hierarchy

CIC /
County Economic Dev.
Community
Organizations

Goals, Objectives, and Actions
Each theme has one goal for which there are multiple objectives. Each
objective will have at least one action that, if implemented, will help to
achieve the objective and goal for that theme.

Goal

Objective

action
action
action

The desired outcome expressed
in simple terms.

Objective

action
action
action

Statements of purpose that
describe the desired direction
of future growth, serving as the
framework for future decision
making and planning.
Program, policy, or plan
intended to achieve the
objectives.

Timeframe
Short

S

0-1 years

Medium

M

1-3 Years

Long

L

3 + Years

Ongoing

O

Continuous

Cost
Low

$

<$100K

Medium

$$

$100K-$300K

High

$$$

>$300K

Priority
High
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core themes

Overview
The 7 core themes, and the policy actions that follow, were
influenced by the market survey, an existing conditions analysis,
public input, and best practices. The following pages provide
a snapshot for how the goals, objectives, and actions were
developed, highlighting information detailed in Chapters 2 and 3.

ACHIEVING THE VISION

The Uptown District has a unique
collection of buildings that
distinguish itself from the rest of
Central Ohio downtowns.
“Make an effort to preserve historic
elements of Uptown.”

Preserving and strengthening
Uptown’s historic character is
Marysville’s competitive advantage.

Market Survey

Existing Conditions

Public Input

Best Practices
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beautification and
maintenance
An authentic downtown district
that retains and improves upon its
significant and unique architecture
and urban character.

Retail follows rooftops. Uptown
Marysville has the capacity to add
residential units in Uptown, thereby
giving unique businesses a critical
customer base.

40% of the new housing stock in
Uptown can come in the form of
infill development, transforming
underutilized property into
productive uses.

“New restaurants & destinations to
create a vibrant Uptown.”

“Promote multi-family residential
development in high-growth areas.”

Historic Uptown’s unique businesses
can be a magnet for residents and
visitors alike to come to Uptown
more frequently, and stay longer
while they’re there.

Existing buildings in the Uptown can
be transformed into productive retail
businesses.

business and services

downtown development and
redevelopment

A district that attracts a variety
of entrepreneurs, employers,
and services to serve visitors and
residents alike.

A district where underutilized
buildings and properties are
reconfigured and re-imagined into
productive and dynamic uses.
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ACHIEVING THE VISION

core themes

Uptown Marysville has the capacity
to support 252 additional residential
units over the next 5 years.
56% of surveyed residents said if
their preferred choice of housing was
available, they would live in Uptown.
Allowing families to age in place, by
staying in one city as their housing
needs change, will help retain current
residents while attracting new ones.

Partners Park serves as a centralized
community gathering space in the
Uptown. Additional park space
should complement the functions at
Partners Park.
“Great potential to pull people
in from the Jim Simmons trail to
Uptown if you could give them a
connection.”
An increasing number of Americans
are pet owners. Parks, and public
space, should accommodate pet
owners.

downtown living

parks and public space

A district that offers “full spectrum”
housing options for Marysville
residents, with an emphasis on
walkability and proximity to
amenities.

A district that features a number
of interconnected public spaces of
various sizes and amenities that will
support a full range of recreational
activities.
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Historic Uptown’s unique businesses
can be a magnet for residents and
visitors alike to come Downtown.

Programming and events currently
coordinated through Team Marysville
remain a strong asset for Uptown.

“Create a walkable, urban feel in
Uptown.”

“Doing a good job in coordinating
and expanding events in the
Uptown.”

If people feel safe and comfortable
walking in Uptown, they will be more
likely to stay longer and visit more
frequently.

Programming and events have a
chance to build community bonds
and support local businesses
simultaneously.

pedestrian comfort

programming and events

A district that creates a safe,
comfortable, enjoyable atmosphere
for pedestrians and cyclists to move
throughout the Uptown.

A district that attracts visitors and
promotes community spirit through
programming and events that serve
all members of the community.
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ACHIEVING THE VISION

Responsible Parties
M
P

City Manager / Council

objective 1.1: Support and incentivize the preservation of existing, historically significant
architecture
action 1.1.1

Identify priority areas within the Uptown for
preservation.

P

DR

PC

S

$

action 1.1.2

Identify areas within Uptown for minimum
architectural standards.

P

DR

PC

S

$

action 1.1.3

Develop a decision process and standards
for demolition permitting within various
downtown districts.

P

PC

S

$

action 1.1.4

Create and adopt architectural standards for
the rehabilitation or modification of existing
historic buildings.

P

DR

S

$

Public Works
Department

action 1.1.5

Identify potential cost ranges for façade
improvements on existing historic buildings.

P

DR

S

$

CIC /
County Economic Dev.

action 1.1.6

Identify metrics and applicable improvements
for public funding.

M

P

S

$

action 1.1.7

Identify matching percentage and allowable
maximums for public funding of façade
improvements.

M

P

$

S

$

action 1.1.8

Create a low-interest loan or grant program
to improve and restore historic buildings and
building facades within the historic core.

M

P

$

O

$$$

action 1.1.9

Add historical markers and signage across
Uptown.

P

DR

M

$

action 1.1.10

Inventory existing historic buildings and update
National Historic Registry District.

O

$

Planning Dept.

PC

Planning Commission

DR

Design Review Board
Parks & Rec Dept.

$

Cost

Party

beautification &
maintenance

Timeframe

An authentic downtown district that
retains and improves upon its significant
and unique architecture and urban
character.

Finance Department

Community
Organizations

Timeframe
Short

S

0-1 years

Medium

M

1-3 Years

Long

L

3 + Years

Ongoing

O

Continuous

Cost
Low

$

<$100K

Medium

$$

$100K-$300K

High

$$$

>$300K

Priority
High

54 uptown marysville plan

DR

PC

Cost

Timeframe

Party
objective 1.2: Create defined entry and exit points to and from the Uptown district
action 1.2.1

Develop a signage and way-finding strategy to
determine strategic locations for branding and
directional signage to the Uptown

P

S

$$

action 1.2.2

Define a new brand for Uptown that reflects
the energy and historic character of the District

P

M

$

action 1.2.3

As part of the streetscape project, identify
street materials, such as lighting, hanging
baskets, and street furniture that reinforce the
character and brand of Uptown.

P

M

$

objective 1.3 Improve the overall appearance of the primary corridors into the Uptown
action 1.3.1

Prioritize streetscape improvements in the
Uptown, starting with the intersection of East
5th Street and Main Street.

M

L

$$$

action 1.3.2

Implement high-quality street furniture, at
priority intersections. throughout Uptown.

M

M

$$

action 1.3.2

Promote the removal and redevelopment of
vacant fueling stations along 5th Avenue.

P

PC

M

$$$

action 1.3.2

Communicate minimum property maintenance
standards to homeowners along primary
entry corridors, followed by a robust code
enforcement effort along those corridors.

P

DR

S

$

objective 1.4 Incorporate public art throughout Uptown
action 1.4.1

Identify strategic areas throughout Uptown for
additional art space, such as blank walls facing
streets or alleyways, that would provide a
sense of energy or purpose to specific areas.

S

$

action 1.4.2

Identify artists or organizations who would be
interested in re-purposing the Silo Site for an
art display.

S

$$
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M

City Manager / Council

P

Planning Dept.

Cost

Party

Timeframe

A district where underutilized buildings
and properties are reconfigured and
reimagined into productive and dynamic
uses.

downtown
development +
redevelopment

Responsible Parties

ACHIEVING THE VISION

objective 2.1: Promote the removal of buildings and uses that are incompatible with the
existing and desired character of historic Uptown
action 2.1.1

Target abandoned fueling stations for removal

M

P

M

$$$

PC

Planning Commission

action 2.1.2

Identify specific areas within Uptown for
minimum architectural standards

P

DR

PC

S

$

DR

Design Review Board

action 2.1.3

Develop and implement an overlay district to
address minimum architectural standards for
different areas within the Uptown District

P

DR

PC

S

$

Parks & Rec Dept.

$

Finance Department
Public Works
Department
CIC /
County Economic Dev.
Community
Organizations

Timeframe
Short

S

0-1 years

Medium

M

1-3 Years

Long

L

3 + Years

Ongoing

O

Continuous

Cost
Low

$

<$100K

Medium

$$

$100K-$300K

High

$$$

>$300K

Priority
High
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objective 2.2: Promote the complete redevelopment of buildings and uses that are
underutilized or incompatible with the existing and desired character of historic Uptown
action 2.2.1

Develop an inventory of vacant and
underutilized buildings in historic Uptown

action 2.2.2

Promote the reconfiguration and reuse of
historic buildings and spaces that are currently
underutilized or vacant

P

DR

PC

S

$

P

DR

PC

O

$$

objective 2.3: Create a “development taskforce” who will be the primary source of information,
guidance, and contact for developers looking to work in Uptown
action 2.3.1

Establish the function and roles of the
“development taskforce”

M

P

S

$

action 2.3.2

Identify key individuals in Uptown with the
background and knowledge necessary to
create a functional taskforce

M

P

S

$

North Main St.
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ACHIEVING THE VISION

Responsible Parties

Cost

Party

businesses +
services

Timeframe

A district that attracts a variety of
entrepreneurs, employers, and services to
serve visitors and residents alike.

objective 3.1: Support the establishment of unique, local businesses in Uptown.

M

City Manager / Council

action 3.1.1

Promote new restaurant and entertainment
users within the Uptown.

S

$

P

Planning Dept.

action 3.1.2

Actively recruit new businesses to open within
Uptown.

S

$

PC

Planning Commission

action 3.1.3

P

M

$

DR

Design Review Board

Examine zoning code and sign standards to
ensure they support the establishment of
unique, local businesses.

action 3.1.4

Acquire land that may come up for sale, making
it easier for developers to assemble property
that may be needed.

CIC

O

$$$

Parks & Rec Dept.

$

Finance Department
Public Works
Department
CIC /
County Economic Dev.
Community
Organizations

Timeframe
Short

S

0-1 years

Medium

M

1-3 Years

Long

L

3 + Years

Ongoing

O

Continuous

Cost
Low

$

<$100K

Medium

$$

$100K-$300K

High

$$$

>$300K

Priority
High
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objective 3.2: Promote businesses in the Uptown with a coordinated marketing campaign.
action 3.2.1

Continue to support the work of the Uptown
team in charge of marketing, outreach, and
branding.

M

O

$

A district that offers “full spectrum”
housing options for Marysville residents,
with an emphasis on walkability and
proximity to amenities.

Cost

Timeframe

Party

downtown living

objective 4.1: Promote the rehabilitation of upper-story loft space in historic building in the
Uptown
action 4.1.1

Develop open lines of communication between
the City, developers, and prospective tenants

P

O

$

action 4.1.2

Identify developers who specialize in the
rehabilitation of second story loft spaces

P

S

$

action 4.1.3

Identify one showcase, or catalyst, project that
can help kickstart development

P

S

$

action 4.1.4

Improve the physical appearance of alleyways
that service upper-story loft spaces

P

L

$$

objective 4.2 Promote the construction of new housing options that complement the urban
character of the Uptown District
action 4.2.1

Promote the acquisition of contiguous parcels
in the Uptown in order to lessen the burden of
property acquisition by developers

M

action 4.2.2

Use Uptown Plan concepts to promote
Marysville to out-of-town developers

P

action 4.2.3

Engage property owners with an open house to
promote the development opportunities within
Uptown

M

action 4.2.4

Ensure that new housing options have petfriendly amenities within the property

P

P

P

L

$$$

O

$

S

$

S

$
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Responsible Parties
M

City Manager / Council

P

Planning Dept.

Cost

Party

programming
and events

Timeframe

A district that attracts visitors and
promotes community spirit through
programming and events that serve all
members of the community.

objective 5.1: Coordinate a continuous calendar of seasonal events held in various areas of the
Uptown
action 5.1.1

Create permanent signage within the Uptown
that can communicate a calendar of event
offerings

M

$

PC

Planning Commission

action 5.1.2

Identify businesses, properties, and/or streets in
Uptown appropriate for events

S

$

DR

Design Review Board

action 5.1.3

Promote the involvement and attendance of
food trucks in Uptown events

S

$

Parks & Rec Dept.

objective 5.2: Market events to a broader audience within the region, making Marysville a
destination within the larger region

$

Finance Department
Public Works
Department
CIC /
County Economic Dev.
Community
Organizations

Timeframe
Short

S

0-1 years

Medium

M

1-3 Years

Long

L

3 + Years

Ongoing

O

Continuous

Cost
Low

$

<$100K

Medium

$$

$100K-$300K

High

$$$

>$300K

Priority
High
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action 5.2.2

Create or reinforce two signature events that
are heavily identified with Uptown.

M

$$

action 5.2.2

Aggressively market signature events
throughout the region, including the Central
Ohio Market and neighboring communities

M

$

A district that features a number of
interconnected public spaces of various
sizes and amenities that will support a full
range of recreational activities.

Cost

Timeframe

Party

parks and
public space

objective 6.1: Refashion vacant lots into passive park space

S

$

P

S

$

Engage civic groups to help monitor, improve,
maintain, and program the spaces

P

S

$

Promote the “adoption” of vacant or
underutilized parcels within the Uptown by
neighborhood or civic groups

P

O

$

action 6.1.1

Identify vacant lots within the Uptown District
that are not currently prime for development

P

action 6.1.2

Promote the use of vacant or underutilized
parcels as an amenity for local businesses and
visitors

action 6.1.3
action 6.1.4

DR

PC

objective 6.2 Improve pedestrian amenities in pocket parks Uptown
action 6.2.1

Provide additional and improved pedestrian
amenities on primary plaza spaces in Uptown,
with an emphasis on the 5th and Main corner

P

M

$$

action 6.2.2

Incorporate a rotation of art pieces and
mediums within pocket parks in Uptown

P

O

$

objective 6.3 Utilize existing park space year-round
action 6.3.1

Consider the incorporation of a skating rink
within Partners Park to encourage visitors in
the winter

L

$$

action 6.3.2

Provide pet-friendly amenities (where
allowable) in Uptown parks

M

$
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Responsible Parties
M

City Manager / Council

P

Planning Dept.

PC

Planning Commission

DR

Design Review Board
Parks & Rec Dept.

$

objective 7.1: Ensure pedestrian comfort along primary pedestrian corridors in the Uptown.
action 7.1.1

Prioritize streetscape improvements at 5th and
Main to set the tone for future improvements
in Uptown

M

action 7.1.2

Include patio space when feasible and
appropriate

P

action 7.1.3

Where appropriate, plant trees to add
additional separation between traffic and
pedestrians, while providing shade

action 7.1.4

Incorporate mid-block crossings within the
central core of Uptown, better connecting all
areas of the district

Finance Department
Public Works
Department
CIC /
County Economic Dev.
Community
Organizations

Timeframe

Cost

Party

pedestrian
comfort

Timeframe

A district that creates a safe, comfortable,
enjoyable atmosphere for pedestrians and
cyclists to move throughout the Uptown,
while attracting new visitors to the District.

P

P

M

$$$

M

$

M

$$

M

$$

objective 7.2: Ensure pedestrian comfort and connectivity between parking areas and the
Uptown district.
action 7.2.1

Enhance alleyways through new paving
treatments, public art, and pedestrian amenities

P

S

$$

action 7.2.2

Consider the creation of a fully screened public
dumpster area for businesses adjacent to an
alley.

P

S

$$

action 7.2.3

Unclutter alley utilities at the same time of
alleyway enhancements

P

O

$$$

Short

S

0-1 years

objective 7.3: Connect regional trails to Uptown at the Silo Site

Medium

M

1-3 Years

action 7.3.1

L

3 + Years

L

$$

Ongoing

O

Continuous

Connect the McCarthy Park bike trail to the
Uptown District, Eljer Park, and other planned
connections throughout the City

P

Long

action 7.3.2

Promote the use of the Silo Site as a trailhead
and connection between the McCarthy Park
Trail and the Jim Simmons Trail

P

L

$$

action 7.3.3

Add bicycle parking throughout Uptown

S

$

Cost
Low

$

<$100K

Medium

$$

$100K-$300K

High

$$$

>$300K

Priority
High
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5. Focus Areas
TOWNHOMES ON EAST 4TH STREET
COMMERCIAL ON EAST 5TH STREET
MIXED USE DEVELOPMENT 5TH AND MAIN
TOWNHOMES ON EAST 5TH STREET
SILO SITE, TRAIN STATION
THIRD AND MAIN
NORTH MAIN STREET
STREETSCAPES

/projects/

introduction

Development Principles
Bring buildings close to
the street

Overview
A series of development concepts and public projects have
been identified through the public engagement and existing
conditions analysis. These projects are coordinated to advance
the overall vision and goals of the plan, while further improving
the character of Uptown. These projects are not the entirety of
the plan, but are a way to communicate and coordinate public
and private improvements within the Uptown.
In looking at private development concepts, it has to be
emphasized that these are concepts. The designs shown
embody the development principles to the right, but are
intended to show how development or redevelopment could or
should be undertaken within specific properties in Uptown. As
development or redevelopment decisions occur, this plan should
be used as a guide for what kinds of development are acceptable
within Uptown.

Development Program
The following development and public projects are shown within
this chapter. These projects have been designed around the
development principles outlined on this page, and in keeping
with the vision and goals identified for Uptown.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

East 4th Street
East 5th Street
East 5th and Main Street
East 5th and South Plumb
Silo Site
3rd and Main
North Main
Streetscape Improvements
Pedestrian Access Improvements
Intersection Improvements

Facilitate pedestrian
activity

Add more residents
within walking distance
to the Uptown core

Complement and
extend the existing
urban development
pattern and historic
character of Uptown

Make Uptown unique

Minimize the negative
impact of parking
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EAST 4TH STREET

east 4th street

Concept Overview
The East 4th Street development concept builds on the results
of the market study, which indicates market support for new
residential units in the Uptown neighborhood. 48 townhomes,
18 duplexes and 5 detached homes are located between the
railroad tracks to the north and East 4th Street to the south. A
series of streets have been extended north from East 4th Street
into the site, continuing the existing urban street grid. Along the
street grid, minimal residential setbacks focus the energy and
activity of the neighborhood closer to the streets. Car access
to detached garages is provided through back alleys, ensuring
pedestrian safety and comfort throughout the site. Central to
the site, at the corner of Oak Street and East 4th Street, a 13,000
s.f. greenspace is framed by residential units on three sides,
providing a natural gathering place for residents and a gateway
into the development.

Concept Overview
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Development Data
A

48 units

Townhomes

B

18 units

Duplexes

C

5

Detached Homes

71

Total Units

13,250 s.f.

Greenspace

1
2

New Roadway

3

New Alley
5.85 ac.

Total Site Area

B
2
Oak St.

Walnut St.

2

3

2

1

C

3

A
East 4th St.

Figure 5.2 east 4th st. & walnut st.
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EAST 5TH STREET

east 5th street

Concept Overview
The site shown to the right currently contains a small, strip-mall
style development with a parking lot in front. Just east of the
site lies Hinkley’s Restaurant and the new Leon’s Garage (a bar
and restaurant), making this block a popular lunchtime, evening
and weekend destination. Moving the existing retail space to the
front of the site along East 5th Street strengthens the pedestrian
safety and connection between this area of Uptown and the
center of Uptown, two blocks to the west. Surface parking has
been moved to the rear of the site. At 7,250 s.f., the commercial
site could house a number of smaller, specialty retail stores or
various office users.

Character Images
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Development Data
A

5,125 s.f.

Commercial

1

30 spaces

Parking Lot

2

Plaza Space
.5 ac.

Total Site Area

Oak St.

Walnut St.

1

A
2

East 5th St.

Figure 5.3 east 5th st. & walnut st.
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EAST 5TH STREET AND MAIN STREET

east 5th street
and main street

Concept Overview
The heart of Uptown Marysville’s grid is the corner of 5th
Street and Main Street. Within a few blocks walk of most of
the significant attractions in Uptown, the concept to the right
begins to transform the development on the northeast corner
of this intersection into its highest and best use. The proposal
is a mixed-use building 4 stories in height. The ground floor will
be occupied with retail facing out onto one of the four existing
corner plaza spaces currently at the heart of Uptown. With
active storefront windows, the development will be a significant
upgrade to the pedestrian experience at this intersection.
Furthermore, with 3 stories of added residential units added
above the ground floor retail space, the development fills the
need for residential units in Uptown.

Character Images
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Development Data
A

12,300 s.f.

Commercial

A

27

Residential Units

1

78 spaces

Parking Lot

1.1 ac.

Total Site Area

East 4th St.

St.
North Plum

North Main

St.

1

A

East 5th St.

Figure 5.4 east 5th st. & main st.

0

25

50

100

200 FEET

75

/projects/

EAST 5TH STREET AND SOUTH PLUM STREET

east 5th street
and south plum
street

Concept Overview
The infill development along East 5th Street and South Plum
Street builds off of the results of the market study while
strengthening the core of Uptown, providing new residential
units and re-imagined commercial space. At the north end of the
site, the existing Gates Brothers Glass store could be re-imagined
as a coffee shop or small food establishment, with a corner plaza
looking out on East 5th Street. Behind building A and the Half
Pint, a row of townhomes fronts a pedestrian alley, which is
designed as a quieter public space. Two rows of 9 townhomes
extend south to East 6th street, with automobile access to
garages through the central part of the site, ensuring pedestrian
comfort along South Plum Street.

Development Data
A

1,200 s.f.

Restaurant Space

B

24

Townhomes

1

Plaza space

2

Pedestrian Alley

3

Alley access to garages

.75 ac.
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Total Site Area

East 5th St.

1
South Plum St.

A
Walnut St.

2
B
B

3

East 6th St.

Figure 5.5 east 5th st. & south plum st.
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SILO SITE/TRAIN STATION

silo site

Concept Overview
Just south of Mill Creek along North Main Street lies an
abandoned silo along the current CSX rail line. Long-range
regional plans call for a rail connection between Columbus and
Chicago on this rail line; the first planned stop west of Columbus
would be in Marysville. Incorporating and rehabilitating the
existing silo into the train station could transform this site into
a reinvigorated landmark for Uptown, while incorporating the
industrial legacy of Marysville. A new road south of Mill Creek will
provide automobile access to a back parking lot. The location is 3
blocks north of the heart of Uptown; strengthening this stretch
of North Main Street between the site and the heart of Uptown
will help draw rail visitors into Uptown.
A series of other alternative uses have been identified for the silo
site, such as an event center, indoor rock climbing, bicycle trailhead, a hotel, and an art installation.
The concept to the right shows how an event center could be
incorporated into the existing site and structure, while allowing
the option for a train station in the future. A general purpose
space has been shown to the north of the silo, with an outdoor
terrace area taking advantage of views to the creek.
Additionally, the incorporation of a projection mapping system
that could use the facade of the silos could be a quick way to
add visual interest, notoriety, and art to the Uptown skyline.
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Development Data
A

Train Station / Event Center

1

Commuter Parking Lot

2

Bus Turn-around Area

3 ac.

Total Site Area

North Main St.

1

2

A

West 3rd St.

Figure 5.6 silo site/train station
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3RD AND MAIN

3rd and main

Concept Overview
The development area at the intersection of North Main Street
and West 3rd Street is an important infill site that helps bridge
the gap between the silo site to the north with the heart of
Uptown to the south. 30,000 s.f. of commercial development
front North Main Street, with parking lots in the rear, placing
an emphasis on pedestrian safety and comfort. 33 residential
units sit on top of Building C, establishing a presence in the area
throughout the day. Development in the area can complement
both a potential train station, drawing in train commuters, as well
as those using the site for outdoor, multi-purpose activities, such
as biking or rock-climbing.
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Development Data
A

6,000 s.f.

Commercial/Restaurant

B

7,500 s.f.

Commercial

C

16,500 s.f.

Mixed Use (1st floor commercial)

C

33 res. units

Mixed Use (2nd/3rd floor residential)

West 3rd St.

B

North Main St.

A

C

East 4th St.

Figure 5.7 north main st. & west 3rd st.
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NORTH MAIN STREET

north main
street

Concept Overview
The eastern properties fronting Main Street north of the tracks
and south of Elwood Avenue are currently underutilized, and
represent a significant opportunity for redevelopment. This area
is a transition zone between the historic Uptown District and
the residential areas to the north. Because of the freeway access
to both Maple Street and Main Streets, the intersection acts as
a gateway into the District, and should be considered a priority
for redevelopment, as it will work to create the first and last
impressions of visitors coming to and from Uptown.
The concept to the right shows a number of commercial
buildings fronting the street, working to frame the streetscape
and reinforce a sense of place. Parking has been located to the
rear to minimize its impact on the pedestrian environment. Users
such as office, retail, and service would be appropriate for the
site, with an emphasis on serving the surrounding neighborhoods
and community.
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Development Data
A

4,750 s.f.

Commercial

B

8,000 s.f.

Commercial

C

8,000 s.f.

Commercial

D

5,700 s.f.

Commercial

78

Parking Spaces

1.57 ac.

Total Site Area

A

North Main St.

B

C

D

Figure 5.8 north main st.
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STREETSCAPES

streetscapes

An inviting streetscape that
promotes pedestrian activity,
safety and comfort can and
should be an important
asset to Uptown. Uptown’s
current streetscape could
be enhanced with a range
of features, from street
trees to pedestrian furniture
and seating areas, that
would encourage residents,
employees and visitors alike to
spend more time in Uptown.
The map of streetscapes
highlighted to the right, show
the application of different
streetscape types throughout
Uptown.

North Main St.

Concept Overview

East 5th St.

STREETSCAPE A
STREETSCAPE B
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SHARED ACCESS ALLEY

10’ sidewalk

4’
brick
strip

8’
on-street
parking

24’ roadway

8’
on-street
parking

4’
brick
strip

10’ sidewalk

streetscape A
Street Trees
(where
appropriate)
Benches
Trash
Planter
Lighting

4’ planting area
(grass or
concrete)
sidewalk

8’
on-street
parking

4’ planting area
(grass or
concrete)

24’ roadway: Secondary

8’
on-street
parking

sidewalk

streetscape B

Street Trees
Benches
Trash
Lamps
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PEDESTRIAN ACCESS

Concept Overview
Improving pedestrian comfort
and safety in Uptown is an
important step to encourage
residents and visitors to visit
Uptown more frequently.
Strengthening the alleyways
and connections between
parking lots and the Uptown
was voted by residents
as an important physical
improvement they would like
to see in Uptown. Mid-block
crossings, such as those shown
in figure 1.8, shortens the
distance it takes to cross the
street for pedestrians, while
simultaneously slowing down
automobile traffic.

North Main S

t.

pedestrian
access

E. 5th St.
Figure 5.9

PED. ALLEY / CROSSING
MID-BLOCK CROSSING
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NEW PARKING ACCESS

expanded parking lot

Legend
Mid-block crossing

2

Planting / Landscape Area

Shared Use All

ey

1

2

East Fifth St

.

1

Figure 5.9 ped. alley/mid-block crossing

0

7.5

15

30

60 FEET

87

/projects/

INTERSECTION TREATMENTS

North Main S

t.

intersection
treatments

Concept Overview
The intersection of North Main
Street and East 5th Street is
the heart of Uptown. Plazas
at each street corner can be
strengthened to complement
existing and future businesses
in the area. Street trees,
furniture, and plantings will
make living in and visiting
Uptown a more enjoyable
experience.

East 5th St.

Figure 5.10

PED ALLEY / CROSSING
MID-BLOCK CROSSING
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NEW PARKING ACCESS

North Main St.

Legend
1

Bump-out (5th St.
only)

2

Planting / Landscape
Area

3

Enhanced pedestrian
crossings

2
1

East Fifth St

.

A

Figure 5.10 main plaza
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6. Development Toolbox
O H IO H IST O R IC P R E SE R VA T IO N T A X C R E D I T
F E D E R A L H IST O R IC P R E SE R VA T IO N T A X C R ED I T
C O M M U NIT Y R E INV E ST M E NT A REA
SPE C IA L IM P R O V E M E NT D IST RI CT
P R O P E R T Y A SSE SSE D C L E A N E NERGY
D O W NT O W N R E D E V E L O PM E NT D IST RI CT
T A X INC R E M E NT F INA NC I NG
C O M M U NIT Y D E VE L O P M E NT B L O C K G RANT
NE W C O M M U NIT Y A U T H O R ITI ES

/development toolbox/

Ohio Historic Preservation Tax Credit

Community Reinvestment Area - CRA

The Ohio Historic Preservation Tax Credit is an incredibly effective
tool developed by the state of Ohio to reduce the cost of
renovating a historic building. Buildings individually listed or
that are deemed as contributing to a National Register Historic
District are available for a 25% tax credit.

An economic development tool administered by city and
county governments aimed to incentivize property owners and
developers to make real property investments in either building
redevelopment or new construction.

• The building must be individually listed or deemed
contributing to a National Register Historic District.

• Council passes legislation defining district boundaries and
the specific parameters of the incentive including the length
of the tax abatement.

• The owner must provide proof of ownership

• Abatements are typically 10 to 15 years

• The property must be income producing to apply for the
credit, and cannot be used as the owner’s residence

• Property owners and developers do not feel like they are
being penalized with an increased property tax bill once
improvements are complete.

• If all requirements are met and the project is approved, the
owner/developer can receive a tax credit in the amount of
25% of the qualified rehabilitation expenses of the project
• The program is competitive and applicants must submit
their proposal to the Ohio Development Services Agency for
consideration. Projects are approved twice a year.

Federal Historic Preservation Tax
Credit
Similar to the Ohio Historic Preservation Tax Credit, the Federal
Program awards up to a 20% tax credit on projects that meet
the parameters. Unlike the State Program, the Federal Program is
not-competitive and accepts applications on a rolling basis.
• The Federal Historic Tax Credit Program is a 20% tax credit
for rehabilitation projects that meet the Secretary of the
Interior’s Standards for rehabilitation.
• The building must be individually listed or deemed
contributing to a National Register Historic District
• The owner must provide proof of ownership
• The property must be income producing to apply for the
credit, cannot be used as the owner’s residence
• The State and Federal Program can be coupled and property
owners/developers would be eligible for a 45% tax credit,
substantially reducing the cost of the project.

• Abatement typically transfers with the property.

Special Improvement District - SID
A SID is an area of land within which property owners pay an
additional fee designated for specific services or improvements
within the district’s boundaries. Property owned by government
and churches can be exempt unless representatives of these
properties request in writing to be included.
• Property owners must petition council to create the district.
For the legislation to be considered, at least 60% of the
owners of the properties with front footage in the district
must be willing to participate or 75% of the owners in terms
of land area must be willing to participate.
• A rate of assessment must be determined and it can be
based on front footage or total square footage of property
in the district.
• A plan for use of the generated funds must also be
submitted to council for the legislation to be considered.
• If created, the funds and activities will be managed and
administered by a board of trustees.
• Funds are typically used for the maintenance of a district
including: snow removal, trash removal, and beautification.
Funds can also be used for marketing, special events and
economic development efforts
• Special Improvement Districts have proven very successful
in Ohio in developing vibrant mixed use destinations.
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Property Assessed Clean Energy PACE
Property Assessed Clean Energy (PACE) laws allow property
owners to borrow money through governmental loans or bonds
to pay for energy improvements to their properties. The amount
borrowed is typically repaid via a special assessment on the
property tax bill over a period of up to 30 years.
• Incentivizes property owners to make upgrades in terms of
building systems and any area in which the property can
achieve reductions in energy consumption
• Improvement costs are paid back through an assessment
and are not considered a liability on the property’s balance
sheet.
• Assessments are determined by the amount of energy
savings realized on a monthly basis.
• Municipalities can create districts in which all the properties
are available to use this tool
• Provides substantial improvement capital without using
owner equity or debt

Downtown Redevelopment District DRD
Downtown Redevelopment Districts were created to provide
an additional funding tool to be used in the redevelopment of
downtown and commercial business districts. They are similar in
nature to TIF districts, but have more flexibility.
• The district must contain a building that has received Ohio
Historic Preservation Tax Credits or that would be eligible to
receive Ohio Historic Preservation Tax Credits.
• The district must be commercial or mixed-use and cannot be
residential.
• The district can be a maximum of 10 acres, multiple adjacent
districts are permissible.
• The incremental increase in property tax in the district will
be set aside to be used only within the district.
• Funds can be used to lend or grant to property owners for
improvements.

• Funds can be used to finance public improvements.
• Funds can be used as contributions to a special
improvement district or community improvement
corporation, the primary purpose of which is to redevelop
historic buildings or otherwise promote or enhance the
district
• Municipalities may also establish an “innovation district”
within the boundaries of a DRD – an area equipped with
a high-speed broadband network capable of download
speeds of at least 100 gigabits per second. Innovation
districts operate in the same manner as DRDs but any
resulting service payments can be utilized for a broader
range of purposes aimed at supporting R&D, bio-tech,
information technology, and other similar qualified business
types
• Up to 70% of improvements to parcels within a DRD or
innovation district can be exempted for a period of 10 years
without local school district approval. The improvements
may be exempted for up to 30 years with either (a) the
approval of the local school district(s) or (b) service
payments diverted to the local school district(s) equal to
the taxes that would have been payable to the local school
district(s) but for the exemption. Service payments may be
required in the same amount as the taxes exempted.

Tax Increment Financing - TIF
TIFs are a creative financing tool specifically designed to fund
public infrastructure improvements. Similar to the DRD in terms
of where the funds are derived, but more limited in terms of
where the funds can be applied. A TIF works by projecting the
incremental increase in property tax over the period of the
TIF. The projected revenue is used as a means for financing the
capital improvements through a bond.
• Does not raise taxes or divert any existing funds
• 10 year TIF at 75% can be approved without the local school
districts consent
• 30 year TIF at 100% can be approved with the local school
districts consent
• Funds cannot be used for anything else, but the repayment
of the incurred project debt

93

/development toolbox/

Community Development Block
Grant - CDBG
The CDBG program is a federal funding program based out of
the office of Housing and Urban Development. The program is
administered in the State of Ohio by the Office of Community
Development as part of the Ohio Development Services Agency.
Entitlement Communities receive their CDBG allotted funds
directly from the office of Housing and Urban Development. NonEntitlement Communities may access the funds through various
grant programs administered through the Ohio Development
Services Agency Office of Community Development.
CDBG funds must meet one of the following national objectives
• Benefit low- and moderate-income persons,
• Prevention or elimination of slums or blight, or
• Address community development needs having a particular
urgency because existing conditions pose a serious and
immediate threat to the health or welfare of the community
for which other funding is not available.
• Grant Programs available through the Ohio Office of
Community Development include:

Community Allocation
-- Projects include public facilities, public services, housing,
economic development and fair housing activities.

Neighborhood Revitalization
-- Projects are designed to improve the quality of life,
livability and functionality of distressed areas and
neighborhoods through a targeted investment in public
facilities such as the construction, reconstruction or
rehabilitation of public infrastructure in a low- and
moderate-income neighborhood.

Downtown Revitalization
-- Projects are designed to improve the Central Business
Districts, aid in the elimination of slums or blighted
structures, create and retain permanent, private-sector
job opportunities for low- and moderate-income
households through a targeted investment in façade
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improvements, remediation of building code violations
and/or investment in streetscapes or other public
infrastructure.

Critical Infrastructure
-- Projects are designed to assist applicant communities
with high-priority, single-component projects such as
roads, flood and drainage and other public infrastructure
improvements with a high community-wide impact.

New Community Authorities - NCA
Governments and private developers in an area may utilize a type
of public-private partnership to execute development projects
known as a New Community Authority (NCA). A NCA is an area
of land that levies a “community development charge” to pay
for a development project. Community development charges
may be based on real property, resident income, business profits
and/or a parcel fee as long as the mechanism lies within the
established boundary.
• An NCA has no acreage requirement unless the NCA is not
wholly within a single municipal boundary, in which the
requirement is 1,000 acres.
• Owners of real property within the proposed NCA must
petition the legislative authority in order to create an
NCA. The petition must be approved by the NCA county’s
most populous City and the NCA’s “organizational board
of commissioners”, which generally consists of the county
commissioners of the county where the NCA lies. The
NCA is governed by a Board of Trustees appointed by the
organizational board of commissioners and the developer,
consisting of seven (7) to thirteen (13) members.
• NCAs have the authority to acquire and dispose property,
enter into land development and facility construction
agreements with developers & governments, levy
community development charges and issue bonds.
• NCA may also issue bonds to fund development projects
secured by community development charges. The NCA, and
not the political subdivision, carries the debt of the bonds.
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