CHAPTER 2
COMMUNITY DESCRIPTION

LOCATION

The City of Middletown is located in northeast Butler County in Southwest Ohio. Municipal
boundaries have expanded into western Warren County as a result of recent annexations. Middletown
is also centrally located between Cincinnati and Dayton along the I-75 growth corridor. Neighboring
communities include: the City of Franklin and Franklin Township, Warren County to the north;
Franklin Township, Warren County to the east; City of Monroe to the south; and Lemon and Madison
Townships, Butler County to the west. The Great Miami River is conterminous with a portion of the
Middletown’s western and northern municipal boundaries.

Middletown is considered part of the Cincinnati Consolidated Metropolitan Statistical Area (CMSA),
which collectively contains approximately 1.6 million people according to 2002 estimates. The
Cincinnati CMSA includes Hamilton, Butler, Warren, Clermont, Brown counties in Ohio and Boone,
Campbell, Kenton, Gallatin, Grant and Pendleton counties in Kentucky; and Dearborn and Ohio
counties in Indiana.

Figure 1 Middletown Vicinity Map
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DEVELOPMENT HISTORY

Middletown was incorporated in 1833 as a village
along the east bank of the Great Miami River. Initial
development and population growth was relatively
modest through the 19™ Century, though Middletown
enjoyed rapid growth during the 20™ Century as a :
result of expanded industrial activity. Growth was |
continuous and steady through the 1960s. As a result, |
Middletown residents and businesses prospered and
enjoyed a high quality of life throughout most of the
20™ Century.

As with most Midwestern industrial cities,
Middletown experienced job loss starting in the 1970s
as industrial corporations merged, closed, or relocated
to regions with more affordable production. This trend
continued throughout the 1980s and 1990s leaving the
city in its current economic position.

Initial development occurred in nuclear fashion with a
strong and vibrant downtown commerce center located
adjacent to the Great Miami River and along routes
now known as SR 4, SR 73, Main Street and Central
Avenue. Streets radiated out from downtown
providing access to adjacent neighborhoods, industries, and agricultural land located at the urban
fringe. Neighborhoods grew steadily outward as the city’s population grew over time in response to
increased industrialization.

Access to water and transportation resources in the early to late 19™ Century were largely responsible
for industrial growth. The Great Miami River provided a water source, and the development of the
Miami and Erie Canal in 1845 improved water transportation. Construction of railroads soon
followed the canal and further improved Middletown’s accessibility. Steel and paper industries
flourished in Middletown. Armco Steel opened its first Middletown plant and company headquarters
in Middletown 1901. Armco invested heavily on plant improvements and facility expansions
throughout the 1900s. As a result, Armco grew to be one of the largest employers in Ohio and
producers of steel in the US. AK Steel bought Armco in 1999. The sale to AK Steel created
redundant operations at the Middletown plant. Numerous executive and management positions were
eliminated or relocated. The paper industry, which at one time included several notable companies
such as Sorg, Wrenn, and Diamond, has suffered tremendous employment losses.

The advent of post WW |1 housing and the opening of 1-75 in the 1950s have created a gradual but
steady shift in development patterns from the west side to the east. Towne Mall was built in the
1970s at the northwest quadrant of SR 122 / I-75 interchange. The development of this mall and
nearby retail venues has relegated downtown from the true center of the community to one that is
largely symbolic today. Many industrial and commercial buildings stand as vestiges of the downtown
area’s glorious past.
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New development has occurred intermittently in more recent history in Middletown. However, this
trend may change as new development appears imminent in the I-75 corridor. Nearby communities
like Mason, West Chester, and Springboro are the current beneficiaries of rapid, outward
metropolitan growth diffusing from the Cincinnati and Dayton urban centers. Today, Middletown
stands one to two interchange exits removed from being the epicenter of regional development.

TRANSPORTATION/ACCESS

Middletown has excellent access to state, regional, national, and international markets and enjoys a
well-integrated multi-modal transportation system. 1-75, with an interchange at SR 122, provides
Middletown with tremendous regional access via the national interstate highway system. SR 73, SR
4, and SR 122 provide access to nearby communities such as Lebanon, Hamilton, Springboro,
Franklin, and Monroe. Two rail carriers, CSX and Norfolk Southern, provide freight rail service in
Middletown. Hook Field, with a 6,100 foot runway, has the capacity to accommodate jet service and
freight operations.  Both the Cincinnati-Northern Kentucky International Airport and Dayton
International Airport are less than a one-hour drive from Middletown.

CURRENT PLANNING CHALLENGES

Middletown tod_ay is a city in t(ansition. Whilgz it has a Ion_g To thrive, Middletown must
and proud her.ltage as a major manufacturlng center |’n become an integrated part of
Southwest Ohio, the primary foundation for the City’s e et e iemel e e
identity has been slowly eroding over the last two decades as . 9 Topolit
industrial employers have contracted or left. This trend is in with a glte d'VerS'f'Ed_
no way unique to Middletown, as it has happened across the | €conomic base that relies less
nation over the last thirty years. However, it has generated a | 0N manufacturing as the
sense of frustration and to some degree pessimism regarding | Primary economic activity and
the future of the City. Middletown has for many years | more on office and service-
existed in a form of isolation within the larger Dayton / | oriented employment.
Cincinnati metropolitan area. The time has come to
recognize that the past is past, the future will be different, and the pieces needed to create a new
future must be put in place.

That future should be different than the past in several ways. To thrive, Middletown must become an
integrated part of the larger metropolitan area with a more diversified economic base that relies less
on manufacturing as the primary economic activity and more on office and service-oriented
employment.

This task will require diligence on the part of the city to facilitate this fundamental shift in the local
economy. Difficulty stems from the lack of economic development programs and resources and
competitive land and building inventory — both of which place Middletown at a serious competitive
disadvantage with neighboring communities.

At the same time, the city must confront the degrading forces of an obsolescent housing supply,
brownfields, underutilized commercial buildings, and population loss in older parts of the city.
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DEVELOPMENT OPPORTUNITIES

The terms “brownfields,” “greyfields,” and
“greenfields” are used extensively in the Master
Plan to characterize current land “development
opportunities.” Each term is defined in the page
insert.

Locations of each type of development opportunity
are shown on Map 1 Development Opportunities
provided on the following page.

Table 1 Development Opportunities

Development Land Area Percent of
Opportunity Total
Greenfields 1,490 68.4%
Brownfields 193 8.9%
Greyfields 356 16.3%
(Short-Term

Greyfields 140 6.4%
(Long-Term)

Total 2,179 -

The City of Middletown encompasses nearly 16,500
acres or 25.6 square miles. The majority of the city
is “built-out” with few vacant “greenfield” parcels.
Remaining vacant parcels are located close to the
municipal boundary with the largest concentration
located east of I-75. Limited supply of vacant and
agriculture land underscores the importance of
redevelopment in Middletown.  The scarcity of
greenfield sites also underscores the importance of
ensuring that development occurs in a manner that is
consistent with community goals.

Brownfields and greyfields comprise nearly 32% of
all developable land in the city. They are
accordingly treated as “development opportunities”
in this Master Plan. Beyond that, it is recognized
that these properties must be reutilized to create jobs
and housing opportunities in order to stabilize larger
neighborhoods and bolster the city’s tax base.

Short-Term Greyfields have immediate
redevelopment potential due to vacancies and
underutilization. Long-Term Greyfields are mostly
occupied but known trends in the market indicate
that these commercial properties will likely decline
in the future unless proactive steps are taken to

Development Opportunities Defined

= Brownfield. A vacant or
underutilized industrial property that
has environmental contamination
preventing reuse or redevelopment.

= Greyfield. A vacant or underutilized
commercial property that is generally
free from environmental constraints
but lacks market support for reuse.

i STORE CLOSING

= Greenfield. A vacant property that is
suitably located for new development
and is unencumbered with existing
site improvements or other site
constraints that preclude market

strengthen their position in the local and regional markets.
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EXISTING LAND USE OVERVIEW

Land use tax codes provided by the Butler County Auditor’s office were used to create Map 2
Existing Land Use. Its purpose is to define the general land use pattern of the City of Middletown as
it currently exists. Middletown planning staff reviewed the Existing Land Use Map for
inconsistencies. Areas in question were field-verified for accuracy.

Middletown is diverse with mature, urban neighborhoods to the west, and newer, suburban-style
neighborhoods to the east. The demising line between the “older” and “newer” city appears to follow
a north-south axis generally along Breiel Boulevard.

Characteristic of older industrial cities, Middletown’s west side contains an incompatible mix of
traditional urban neighborhoods and industrial development. Industrial properties in or close to
downtown are vacant or largely underutilized. Land underutilization and incompatibilities must be
addressed before any one use, residential or industrial, can regain vitality. The west side also contains
Middletown’s historic town center (i.e., downtown), which contains a mix of retail, residential, office,
and industrial uses, as well as the largest concentration of public buildings located in the city.

Neighborhoods located east of Breiel Boulevard are characteristic of single use, suburban style
development. Middletown’s shopping venues, such as Towne Mall and big box stores, are located
just west of I-75 on SR 122. Land located south of Roosevelt Boulevard is largely industrial in nature
and includes AK Steel and MADE, Greentree, and Midd-Cities Industrial Parks.

Residential and industrial development combined account for nearly half of the city’s land area. AK
Steel, with approximately 2,445 acres under common ownership, represents the single largest land
user in Middletown.

Residential is the dominant land use north of Roosevelt Boulevard and east of University Boulevard.
Public, institutional and commercial land uses are also located adjacent to primary thoroughfares.
Miami University at Middletown, at the corner of Breiel and University Boulevards, is an example of
an important public/institutional use located in Middletown.

EXISTING LAND USE DESIGNATIONS

Land use designations shown on Map 2 are summarized in Table 2 and include: Industrial, Office,
Mobile Home, Multiple Family Residential, Single Family Residential, Park, Semi Public,
Commercial, Vacant, Public, Agriculture, and Not Classified. A general description of each land use
category follows.
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® Industrial. Industrial land uses are designated as  Table 2: Middletown Land Use by

purple on Map 2. Industrial includes a broad range of Area
less intensive fabrication and storage industries along Land Use Acres Percent
with heavy industrial operations such as intensive, Office 46 0%
large scale industrial operations that involve heavy Mobile Home 98 1%
machinery, more intensive fabrication and heavy Multiple-Family 440 3%
truck traffic. Park 497 3%,
Semi-Public 572 4%
= Approximately one-fifth (or 20%) of the city iS Commercial 1,026 6%
used as industrial when vacant land approved for Vacant 1,254 89/,
industrial use is included in the calculation. Public 1,458 9%,
= Industrial land uses dominate the southern third Not Classified 1,778 1%
of the city, west of Cincinnati Dayton Road. Agticulture 1,964 12%,
= AK Steel’s properties and facilities dominate 1ndustrial 2,691 17%
landscape in south-central Middletown. Single-Family 4,033 25%
= Scattered and largely underutilized industrial ToTAT, 15.857 100%

sites ring dO\_NﬂtOWf_L ] . Source: Butler County Auditor
= Downtown industrial sites are challenged with ekenna Associates

potential environmental contamination
and poor regional access.

= Land use incompatibilities and lack of
expansion room will likely prevent
industrial ~ redevelopment on  many
brownfield sites.

= Existing industrial was developed prior to
buffering and screening zoning
regulations; landscaping is needed to
protect residential uses that abut industrial
sites.

AK Steel

®  Single-Family Residential. This classification, shown as
yellow on Map 2, includes improved land parcels having
one-family detached or attached dwelling units which are
located in predominately residential areas. Two-family
residential units are also reported as Single-Family on the
Existing Land Use Map.

= Single-family residential makes up 25% of the land area.

= Single-family residential is found almost entirely west
of the Butler-Warren County line.

= Renaissance, the newest residential subdivision, is located on the south side of SR 122 near
the eastern extent of the city.

= Housing age decreases from west to east with the oldest housing located in downtown area
neighborhoods.

®  Multiple-Family Residential. This classification includes land areas that are occupied by
predominately residential structures containing dwelling units for three or more households. This
form of housing is commonly referred to as “apartments”. However, this classification may also
include attached condominiums and senior housing complexes.
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= Larger multiple-family residential developments are located adjacent to major thoroughfares
in most cases.

= The largest concentrations of multiple-family residential are found adjacent to Breiel
Boulevard south of Roosevelt Boulevard and Roosevelt Boulevard west of Breiel Boulevard.

= Smaller multiple-family units are located throughout the city and inside predominately single-
family residential neighborhoods.

®  Agriculture. Almost 2,000 acres (or 12%) are classified as Agriculture, which is shown as light
green on Map 2.

= This acreage is located on the city periphery with the greatest concentration east of 1-75.

= It is anticipated that development pressure will convert agriculture land to commercial uses
near the I-75/SR 122 interchange within the next five years.

= Construction of the new Middletown Regional Hospital Healthcare and Technology Campus
at the interchange is expected to support new office development on nearby undeveloped
land.

= Single-family residential subdivisions are currently being reviewed for the areas in the
northeast corner of the city that are classified as “agricultural”.

= Airport. Hook Field Municipal Airport, located in the northwest section of the city, is owned by
the City of Middletown. The airport is designated as light gray on Map 2.

= With a 6,100 foot long
runway, the airport can
accommodate corporate jet
and small freight services.

= AK Steel uses Hook Field for
its home base of aviation
operations. .

= City wellfields are located /
adjacent to airport grounds limiting airport-related economic development potential.

® Parks. This classification includes parcels either improved or unimproved that are used for public
recreational activities, both active and passive. Dark green is used to depict park locations on
Map 2.

= Nearly 350 acres of public parkland are available for Middletown residents to use.
= Parks are evenly distributed throughout most of Middletown.

= The east side is slightly underserved.

= No parks are located east of I-75.

®  Office. Office uses, shown as blue on Map 2, include management offices, medical offices and
clinics, general offices for professionals such as lawyers, insurance and real estate brokers,
architects, engineers, sales offices, and veterinary clinics.

= Only 46 acres are classified as Office in Middletown.
= Office uses are found at scattered sites located adjacent to primary thoroughfares.
= No office parks or “Class A” office space are available in the City.
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®  Commercial. Land uses in this
category provide a wide range of goods
and services including: vehicle sales,
services and repair; retail and
entertainment services; and the sale of
soft lines (apparel for men, women and
children) and hard lines (hardware,
furniture and appliances). Commercial
land uses are indicated as red on Map 2.

= Commercial land uses comprise nearly 1,000 acres of land or 6% of the land area.

= Commercial land in the City is concentrated largely at the I-75/SR122 interchange and
includes Towne Center Mall and numerous big box stores.

= Smaller pockets of commercial/retail development exist along Breiel Avenue, Roosevelt
Avenue, and in downtown. These retail pockets are convenience-oriented.

®  Mobile Home. Two mobile home parks are located in the city. These two parks are indicated as
brown on Map 2. The mobile home park designation includes manufactured residential units
attached to the ground by a permanent foundation, or more commonly, by anchors.

= Mobile Home Park accounts for 98 acres of land use (less than 1% of total area).

= 570 mobile home units were reported in 2000, or roughly 2.6% of the City’s total housing
units, according to the Census Bureau.

= Many mobile home units are relatively old and are beyond their useful economic lives.

= The mobile home park east of Hook Field is largely vacant with several nuisance units.

= The Hook Field Master Plan designates this same mobile home as industrial to accommodate
businesses that benefit from proximity to a general aviation field.

®  Public. The public land use category includes improved land parcels owned by Federal, State,
County, or City governments, local school districts, and public utility companies.

= Examples of public land uses in Middletown include municipal buildings, post office, and
public schools and Miami University at Middletown.
= 1,458 acres or 9% of the city is classified as public.

= Semi-Public. Semi-public uses, designated as light purple, include cemeteries, private schools,
hospitals, religious establishments, and other institutional uses.

= Semi-public uses are dispersed near the I-75
interchange, south of downtown, east of downtown
and in the northeastern corner of the City.

= Middletown Regional Hospital is the largest semi-
public land use in Middletown.

= Semi-public uses account for 703 acres or
approximately 4% of the total land area of the City.

®  Vacant. Vacant lands, shown as gray on Map 2, include
all parcels or parts of parcels not included in one of the
above definitions and which have no apparent use or are
undeveloped.
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= 1,254 acres or 8% of the city is classified as vacant.

= Larger tracts of vacant land are generally found near the city’s boundary.

= Numerous small, undeveloped residential platted lots within subdivisions are classified as
vacant. These sites represent infill development opportunities.

® Not Classified. Road and rail right-of-way is classified as “Not Classified” by the Butler County
Auditor for tax collection purposes. “Not classified” land represents 1,778 acres or
approximately 11% of the entire city land area.
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NATURAL FEATURES

®  Surface Water. The Great Miami
River is the most significant natural
feature located in Middletown.
However, levee walls and other
flood control measures constructed
by the Miami Valley Conservancy
District have eliminated many
natural systems associated with
riparian corridors.

Great Miami River

Dick’s Creek, and its associated stream network, is the largest tributary of the Great Miami River
located in Middletown. It collects water from the northeast, east, and south sections of
Middletown. The main channel of Dick’s Creek generally follows the south side of Oxford-State
Road. Storm water collects in several engineered drainage ditches that empty into ephemeral
streams and generally follows the city’s gradually sloping topography from east to west and
eventually into the Great Miami River.

" Floodplains. A very small portion of the City lies within the one-hundred (100) year floodplain.
The Great Miami River floodpain is contained within levee flood walls. Dick’s Creek represents
the largest floodplain hazard in the city.

= Wetlands. A permit from the U.S. Army Corps of Engineers is required before any regulated
wetland is drained and filled. However, wetlands should not be a constraint to land development
as few regulated wetlands are known to exist in Middletown.

®" Natural Areas. Natural areas that provide habitat for native flora and fauna are limited to
isolated riparian corridors along portions of Dick’s Creek, parks, and golf courses in the City.
Examples of quasi-natural areas include Forest Hills Country Club, Wildwood Golf Course,
Smith Park, and Bull’s Run Arboretum.

®  Topography. Middletown is relatively flat with isolated pockets of sharper elevation change.
Elevations gradually decrease from a high of 800 feet on city’s eastside to 640 feet on the west
side near the Great Miami River. This represents a 170-foot elevation change over a six-mile
distance.
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PorPULATION DEMOGRAPHICS

Table 3 Population Change, 1990-2002

12-Year Popglatlon C_hange. Th_e 1990 2002 %, Change
2002 population of Middletown is —; . 5

. . Middletown City 46,029 51,466 12%

estimated at 51,466 by Claritas, , .
1 . . Hamilton City 61,368 60,610 -1%
Inc.”, an increase of 12% since the o
. Butler County 291,479 337,167 16%
1990 U.S. Census of Population.

. . . Montgomery County 573,809 552,242 -4%
This growth is attributed to W C 113,900 167 549 47
Middletown’s annexation policies C,arr,en _OEI;?SA 1520092 | 1.658.49 o0 ‘
throughout the 1990s. incinnat 2220, 020, /o

Counties.

Source: Claritas; Gem Public Sector Services

As shown in Table 3, Middletown gained population at a rate faster than the City of Hamilton,
Montgomery County, and the Cincinnati CMSA, but slower than both Butler and Warren

®  Population Projections. According to GEM Public Sector Services Middletown’s population

will increase by between 19 and 2,265 people by 2007. Annexation is not expected to be a source
Future annexations will strategically target undeveloped land for
office and industrial development.

of new population growth.

Table 4 Population Projections

2007 2007
(Upper | (Lower

1990 2000 2002 Limit) Limit)
Middletown City 46,029 | 51,605 | 51,466 | 53,731 51,485
Hamilton City 61,368 | 60,690 | 60,610 | 60,813 60,294
Butler County 291,479 | 332,807 | 337,167 | 356,204 | 350,097
Montgomery County 573,809 | 559,062 | 552,242 | 543,256 | 536,737
Warren County 113,909 | 158,383 | 167,549 | 190,101 | 189,899

Cincinnati CMSA 1,526,092 1,646,395] 1,658,490 1,694,717 | 1,622,809

Source: 1990 Census; Claritas, Inc.; Gem Public Sector Services

! Claritas, Inc. specializes in custom demographic reports that include current-year estimates and

projections. Planners use this data to analyze trends and plan for future growth.
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AGE

®  Age Groups. As indicated in Table 5, population
in the “25 to 34” age category declined the most
during the 1990's with a decrease of 890 people or
11%. Population losses in the “25 to 34” age
group indicate that individuals in their family
forming years are seeking employment and
housing opportunities outside the City. The City
needs to identify why people in this age bracket
are leaving and respond accordingly.

The 45-to-54-age bracket experienced an
estimated 70% growth between 1990 and 2002.
This represents that largest gain among all age
brackets.

While population declined in the “65 to 74” age
bracket, the “75 to 84” age bracket experienced
considerable growth at 33%.

®  Median Age. Figure 2 compares the median age
of Middletown with other local governments and
the State of Ohio and the
United States.

Table 5 Population by Age, City of

Middletown
% Change,
1990 2002 | 1990-2002
Under 5 3,626 3,601 -1%
5t09 3,439 3,524 2%
10 to 14 2,959 3,543 20%
15to 19 3,007 3,409 13%
20 to 24 3,425 3,517 3%
25 to 34 7,789 06,899 -11%
35to 44 6,494 7,672 18%
45 to 54 4,126 7,031 70%
55 to 59 2,170 2,555 18%
60 to 64 2,270 2,267 0%
65 to 74 3,999 3,918 -2%
75 to 84 2,027 2,700 33%
85+ 698 830 19%
Total 46,029 | 51,466 12%

Source: 1990 US Census, Claritas, Inc.; Gem
Public Sector Services

Figure 2: Median Age, 2000

Middletown residents have .

a median age of 36.4
years, which is
significantly older than
high growth areas such as
Butler and Warren
Counties.

36.4

36

35 -
This indicates that the city

may have to provide for
additional  services for

36.4

35.2

35.0

36.2

35.3

seniors beyond what is
provided by the typical &
community in Southwest
Ohio but with fewer
people in their wage

earning years to pay for
such services.

Source: US Census Bureau

An older median age, coupled with the fact that approximately 14.48% of the city’s total

population is 65 and older, may have a profound impact on the city’s housing supply.

It is

anticipated that more owner-occupied housing units will be placed on the market over the next
decade. Additional supply may create weakness in the local housing market, unless younger

households are attracted to Middletown.
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EDUCATIONAL ATTAINMENT

Table 6 compares the educational attainment levels for Middletown’s population with the City of
Hamilton, Warren County, Butler County, Montgomery County and the Cincinnati CMSA.

Table 6: 2002 Educational Attainment for Population 25+ Years

Middletown |Hamilton| Butler [Montgomery|Warren|Cincinnati
City City |County| County |County] CMSA
NumberPercent| Percent [Percent| Percent |Percent| Percent
< 9th Grade 3,503 10% | 12% 8% 7% 9% 9%
9th to 12th Grade, No Diploma 6,230  18% | 21% | 15% 14% 13% 16%
High School Graduate 12,535 37% | 37% | 34% 30% 34% 32%
Some College, No Degree 5,390 16% 15% 17% 20% 17% 18%
Associate Degree 1,844 5% 4% 6% 7% 7% 6%
Bachelot's Degree 2,887 9% 7% 13% 14% 13% 13%
Graduate or Professional Degree 1,486 4% 3% 7% 7% 7% 7%
Population 25+ Years 33,875 100%  100%  100% 100% 100%  100%

Source: Claritas, Inc.; Gem Public Sector Services

High School. Approximately 71% of Middletown’s population has a high school diploma
compared to 66% for the City of Hamilton, 77 % in Butler County, 78% in Warren County and
76% in the Cincinnati CMSA.

College. Less than 9%, or 2,887 Middletown residents earned a bachelors degree and slightly
more than 4% earned a graduate or professional degree. The educational attainment level of
Middletown’s population is lower than all the compared communities except for the City of
Hamilton.

Workforce. The data suggests that other areas within Southwest Ohio have a higher educated
workforce that results in a competitive advantage to attract, retain, and grow high-tech businesses.
This data also punctuates the need to increase enrollment and bolster adult continuing education
programs at Miami University at Middletown, Middletown Regional Hospital’s Greentree
Campus, and Butler Technology and Career Development School. Middletown’s workforce must
be equipped with an appropriate education to compete for high-tech, high-wage jobs.

HousING CHARACTERISTICS

Median Value. The median value of owner-occupied Table 7 Median Value of
housing units in Middletown in 2000 was $90,600 according Owner-Occupied Housing
to the U.S. Census Bureau. Units, 2000

. . . . Middletown City $90,600
Middletown’s median housing value is the second lowest out {1, nilton City $85.100
of the communities reported in Table 7. Middletown’s g, qecr County $123.200
med!an value is almost $26,000 below the Cmcn_matl CMSA Montgomery County $95,900
median, and more than $50,000 below the median value of vy, . .cn County $142,200
Warren County. Cincinnati CMSA $116,500

Source: U.S. Census Bureau

Age and Condition of Housing. As of March 2000, the
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median year Middletown housing units were built was 1955. This compares to 1973 for Butler
County and 1981 for Warren County (see Table 8).

Table 8 Year Structure Built

Middletown City Butler County Warren County
Structures Percent | Structures Percent| Structures Percent

1999 to March 2000 209 0.9% 3,640 2.8% 3,472 5.9%
1995 to 1998 887 4.0% 11,037 8.5% 10,115  17.2%
1990 to 1994 1,072 4.8% 12,505 9.6% 6,613 11.3%
1980 to 1989 1,703 7.7% 18,535  14.3% 8,880 15.1%
1970 to 1979 3,228 14.5% | 24,544  18.9% 9,341 15.9%
1960 to 1969 3,203 14.4% 15,685 12.1% 6,786 11.6%
1940 to 1959 7,361 33.1% | 26,711 20.6% 8,716 14.9%

1939 or eatlier 4,554 20.5% 17,136 13.2% 4,769 8.1%

Median Year 1955 1973 1981

Source: Gem Public Sector Services; Data Provided by Claritas, Inc.

Approximately 68% of all housing structures in Middletown were developed prior to 1970
compared to 45.9% for Butler County and 34.6% for Warren County. Traditionally, the need for
major housing repairs becomes evident at around 30 years. Middletown has to be proactive in
modernizing its housing stock to retain a viable housing supply that competes with housing in
Warren and Butler County communities. Programs to encourage reinvestment in the housing
stock are needed such as Community Reinvestment Area tax incentives and housing rehabilitation
grants/loans.

Table 9: Tenure by Year Structure Built, City of

According to Table 9, slightly
Middletown

over half or 4,717 renter-

occupied units were developed
prior to 1970. Considerable
attention needs to be paid to
the condition of these older
rental units. Units exhibiting

obvious decline and /or
structural or functional
obsolescence should be

rehabilitated or removed from
the inventory.

Total Units

Owner-occupied
housing units
12,552 100%

Renter-occupied
housing units
8,051 100%

1999 to March
2000

1995 to 1998
1990 to 1994
1980 to 1989
1970 to 1979
1960 to 1969
1950 to 1959

155 1%
443 4%
671 5%
692 6%

1,383 11%
1,465 12%
3,077 25%

15 0%
410 5%
371 5%
847 11%

1,601 21%
1,427 18%
1,186  15%

Demand for new homes built 1940 to 1949 | 1,641 13% 983 12%
with larger, more efficient 1939 or earlier | 3,025 24% 1,121 14%
floor plans and attached Median 1955 X) 1965 X)
garages has increased. Older Source: U.S. Census Burean
houses often require B
substantial renovations to meet the needs of homebuyers.
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®  Number of Rooms. As indicated in Table 10,
the median number of rooms for owner

Table 10 Median Rooms, 2000

occupied units and renter-occupied units in
Middletown are 5.9 and 4.3, respectively.

Housing consumer’s demand for increased RByder County
housing size and amenities, driven by oW njontgomery County
interest rates and dual-income households, is  \yarren County
placing Middletown’s smaller owner-occupied i, cinnati CMSA

housing stock at a competitive disadvantage
with larger units being built in adjacent
communities in Warren and Butler Counties.

Owner- Renter-
Occupied | Occupied
Middletown City 5.9 4.3
Hamilton City 5.8 4.2
6.5 4.3
6.3 4.3
6.8 4.3
6.5 4.0

Source: U.S. Census Bureau

®  Housing Tenure and Occupancy. Figure 3 display 2000 housing occupancy statistics for
Middletown’s owner-occupancy rate at 57% is
viewed as healthy for urban areas but it is nonetheless tied with Hamilton as the second lowest in
Figure 3. Middletown’s vacancy rate of 7% is higher than every area compared except for
Montgomery County. According to the 2000 US Census, the vacancy rate for owner-occupied
structures is 2.2% and 8.8% for renter-occupied structures. 357 housing units were classified as
“other vacant” in the 2000 Census suggesting that these units may be out of service or

Middletown and surrounding jurisdictions.

uninhabitable.

Figure 3 Housing Occupancy, 2002
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‘I:IOwner Occupied ERenter Occupied OVacant ‘
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Middletown Hamilton Butler Co.

Montgomery Warren Co. Cincy CMSA

Co.

Source: Gem Public Sector Services; Data Provided by Claritas, Inc.

®  Housing Unit Type.

Approximately 65% of Middletown’s 22,217 housing units are single-
family detached. This is consistent with the State’s rate of 70% single detached housing units.

M]DDLETOW MASTER PLAN
—_———
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As Table 11 shows, housing unit types are about the same between Middletown and Butler
County and the State of Ohio.

Table 11 Housing Units by Type, 2000

Middletown Butler County|State of Ohio
Structure Type |No. Units % of Total| % of Total | % of Total
Single Detached 14,458 65% 70% 67%
Single Attached 713 3% 4% 4%
2 Unit 1,447 7% 4% 5%
3-4 Unit 1,687 8% 4% 5%
5-9 Unit 1,416 6% 4% 5%
10-19 Unit 1,107 5% 7% 4%
20-49 Unit 297 1% 2% 2%
50 or More Units 522 2% 2% 3%
Mobile Home/Other 570 3% 4% 5%

Soutce: U.S. Census Bureau

® New Housing Starts. The number of building permits granted for new single-family home
construction between 1996 through 2003 is shown in Figure 4. The number of new home starts
has gradually declined form a high of 146 in 1996 to a low of 38 in 2003. This decline is
occurring simultaneously with rapid residential growth in Middletown’s environs.

This trend of few new housing starts realized on per annum basis could continue into the future
should Middletown decide not to partake in the recent housing boom being witnessed in Butler
and Warren Counties. Land availability is the biggest constraint. The success of the Renaissance
subdivision, located on SR 122, east of I-75 suggests that more land should be made available for
higher-end housing.

Figure 4 New Single-Family Unit Permits by Year in Middletown

146
150 .\
125 113
100 94 102 90
! 83
75
48
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25
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Source: Middletown Building Inspection Division
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Gross Rent. The median gross rent for
renter-occupied units in Middletown is
$506, nine dollars less than the State

Table 12 Median Gross Rent of

Renter-Occupied Units, 2000

ggég;and $63 less than Butler County Gross Rent Middletown g;:ii; St(";;lel (;)f
Units Percent | Percent | Percent

Table 12 illustrates the breakdown of < $200 480 6% 5% 7%

gross rent based on ranges. The data $200 to $299 471 6% 3% 6%

does not show a large difference $300 to $499 2796 35% 26% 32%

between Middletown and the State or $500 to $749 3154  39% 43% 36%

Butler County.  The only notable $750 to $999 622 8% 14% 10%

difference is that there are fewer renters $1,000 to $1,499 | 184 2% 4% 3%

in Middletown paying more than $750 a  $1,500 or mote 17 0% 1% 1%

month than the State or the County. No cash rent 327 4% 4% 5%

Middletown generally mirrors the State Median Rent $506  100% $569 $515

in terms of the proportion of units g T R irean

asking given rents.
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HoUSEHOLD CHARACTERISTICS

® Household Size. A *“household” is generally defined as a group of people living together in a
single dwelling unit. This can include a family, a single person, or a group of unrelated
individuals sharing a house or an apartment, but excluding those persons living in group quarters.

As seen in Figure 5, the estimated median number of people per household in Middletown in
2002 was 2.38, down from 2.51 in 1990 according to the US Census and Claritas, Inc. All
communities analyzed for comparative purposes experienced a decline in their median household
size over the same time period.

This decline is consistent with national trends. Lower birth rates, people waiting longer to get
married, higher divorce rates, and an increase in the average life span thereby resulting in more
elderly people living longer either alone or with another family member partially explain the
gradual decline in the number of persons per household.

Figure 5 Median Persons Per Household
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Source: Prepared by Gem Public Sector Services From Data Provided by Claritas, Inc.

Middletown’s lower median persons per household can be partially attributed to an older median
age and the higher number of renter-occupied dwellings compared to the other jurisdictions and
areas analyzed.
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®" Female Householders. Figure 6 shows the percentage of female-headed households, where no
father is present, with children under 18 years of age that reside in Middletown and surrounding
areas. According to the US Census Bureau, there were 1,842 female-headed, single-parent
households in Middletown in 2000.

This represents 9.0 percent of all Middletown households compared to Butler County (6.6
percent), Warren County (4.9 percent), and the state (7.3 percent).

This data may suggest that single-parent, female-headed households may need additional services
for childcare and after school programs beyond what is typically needed at the regional level.

Figure 6 Percent of Female-Headed Single Parent Households

11%
9.0% 9.4%
9% - 8.4%
7.5%
7% - 6.6%
4.9%
5% 1 -
3%
0&\ N o c® c® o
S N 3 & & O
: S
N @ & N o
&

Source: Prepared by Gem Public Sector Setvices From Data Provided by Claritas, Inc.

® Households with Presence of Minors and Elderly. The presence of minors and individuals
over the age of 65 are important household characteristics for planning public services. These
household characteristics are described in Table 13.

Table 13: Households, by Presence of Minors and Individuals Over the Age of 65
Middletown, Butler County, and Ohio, 2000
Households with one or

more people 65 years
and over; 1-person

Households with one or Households with one or
urisdiction more people under 18 motre people 65 years
J peop peop y
years and over

household
Middletown 6,902 33.5% 5,428 26.4% 2,393 11.6%
Butler County 47,169 38.3% 24,755 20.1% 9,355 7.6%
State of Ohio 1,534,008 34.5% 1,058,224 23.8% 446,396 10.0%

Source: McKenna Associates, Inc.., Data from US Census Bureau.
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Fewer households exist in the City with at least one person under the age of 18 than households in
the County and the State. Conversely, more households in the City have individuals aged 65 and
over than do households in the County and the State. This data and that in Table 13 both suggest
an out-migration of family-forming and mature-family households, leaving a larger concentration
of older individuals as a percent of the total population. This also implies the need for increased
public services with fewer people in their wage-earning years to pay for such services.

A high percentage of the City’s households, 11.6 percent, are households of one person, aged 65
or older, living alone. This rate is higher than that for the County as a whole, 7.6 percent, and the
State of Ohio, 10.0 percent. Slightly less than half of the City’s households that have an
individual aged 65 and older, are single-person households. The incidence of older residents
living alone suggests that there may be a need for senior housing and senior services beyond that
experienced in the average Ohio city. However, the existing elderly housing inventory is
sufficient to meet the housing demands of Middletown’s elderly population according to the
Danter Company.
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