CHAPTER 9
DEVELOPMENT OPPORTUNITY AREA PLANS

This chapter provides an in-depth analysis of planned future land use and development strategies for
nine strategic subareas located within Middletown.  These subareas are hereafter called
“Development Opportunity Areas.” A closer examination of each Development Opportunity Area
serves as a summary of the development vision and strategy created during the planning process.
Policy statements, suggested capital improvements, and zoning recommendations are detailed.

SUMMARY

Figure 8 shows the name and location of each development opportunity area. A detailed description
and map is provided for each Development Opportunity Area in the following pages.

Future land use designations for residential uses located in established neighborhoods are not shown
on the Development Opportunity Area Maps. Unless indicated otherwise, no wholesale land use
changes are proposed in these neighborhoods. Future land use designations are shown for existing
and proposed commercial development. Brownfield and greyfield development opportunities are
identified in dashed lines around the perimeter of such properties. Existing and proposed parks are
also shown on each development opportunity map.

Figure 8: Development Opportunity Areas
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RENAISSANCE DEVELOPMENT OPPORTUNITY AREA

® Vision. Renaissance, anchored by Middletown Regional Hospital’s Healthcare and Technology
Campus, will be the premier high-tech business park in the I-75 growth corridor. Renaissance
will be developed as a landscaped, master-planned business park with unique amenities such as
common open space, trails, restaurants, business support retail and a hotel and conference center.
Growth in Renaissance will fulfill the Master Plan goal of diversifying the local economy and
creating 3,000 “new economy” jobs. New economy companies will locate here to take advantage
of Middletown’s strategic location to larger markets and to access one of the most developed high
speed telecommunications systems in the Midwest (see Appendix B for more information about
the “new economy™).

® Branding. A primary objective in developing business parks in Renaissance is to promote
economic development in Middletown. It is recognized that success in achieving this objective
will depend in part on aggressive promotion of the location within the region and nationally.
Such a promotional effort will be more effective if the area being promoted has a unique
identifiable image and name. For that reason, the land located east of the I-75/SR 122
interchange is referred to as “Renaissance” in this plan. Thought should be given to more
appropriate branding strategies before promotional efforts are undertaken.

" Future Land Use. The land use strategy for Renaissance
supports “Business Park” development along with limited | Fast food restaurants, big
ancillary support retail as a means to promote and conserve | box retail, and regional
land for hlgh' quallty office development. This land use Shopp”']g centers are not
strategy builds a basis for regional economic growth by planned to avoid the
providing “market-ready” parcels to attract and retain high- proliferation of strip

tech, “New-Economy” companies. .
y P commercial development

Retail uses that provide services primarily to the businesses that 15 notorious for .
and employees of Renaissance are planned in special | ¢reating unsafe traffic
circumstances at restricted locations. Fast food restaurants, | conditions and unwanted
big box retail, and regional shopping centers are not planned | congestion.

to avoid the proliferation of strip commercial development
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that is notorious for creating unsafe traffic conditions and unwanted congestion.

Office, research and development, healthcare and high-tech uses are planned in master-planned
business parks to avoid the strip type of development that may diminish Renaissance’s
appearance as a premier business park location. High-quality single family homes are planned in
areas designated as Low Density Residential. Planned housing, designated as Low Density
Residential or yellow on Map 9, will serve professionals that work in Renaissance.

®  Key Development Strategy. Approximately 223 acres of greenfield properties located in
Renaissance are planned as Business Park. Additional acreage, located adjacent to the City
boundary, is also planned as Business Park. These vacant properties will be under extreme
development pressure in the near future as the Cincinnati and Dayton markets continue to
converge near Middletown. For that reason, it is essential that part or all of the stated acreage be
developed as a business park or be brought under public control as soon as possible to avoid
undesirable land use patterns.

This action will likely require some form of public participation in conjunction with potential
development partners. The creation of the private-public industrial corporation disussed in
Chapter 3 Economic Development should be the driving force behind this initiative. It is also
imperative that Middletown have a competitive supply of market ready sites to compete
regionally for the limited number of off-site facility expansions and/or relocations that occur each
year in the greater region.

®  Zoning Recommendation. An overlay district is recommended with high-quality, suburban,
business park design guidelines. The overlay district should list additional permitted uses that are
desired but are not currently permitted in the existing IPO District zoning. Likewise, uses that are
not desirable in a business park setting should be expressly prohibited. Performance standards
should be established to ensure that office and clean industrial uses can co-locate without
intrusions. Minimum building design standards should also be articulated in the overlay district.
High-quality building design and materials are important to maintain a lasting, premiere office
park environment. Clean industrial uses should be housed in structures that are indistinguishable
from office buildings.

A provision to limit service support retail to 15% of the Business Park development parcel should
be clearly stated. A streamlined development review process built into the overlay district would
increase Middletown’s competitiveness with other community in the region that are recruiting
similar high tech companies. Streamlined development review is covered further in Chapter 10
Implementation.

®  Capital Improvements.

® Interchange. ODOT earmarked approximately $30 million to upgrade the 1-75/SR 122
interchange and connecting roadway. The city must work with ODOT to ensure gateway
enhancements and pedestrian/bicycle facilities are included in the interchange design.

= Utilities. Sanitary sewer, water, and high speed telecommunications infrastructure are
accessible in sufficient capacity to accommodate planned new development. The most
pressing need is to extend these elements into vacant parcels designated as Business Park.
Redundant systems for water, telecommunications, and electricity are essential to ensure
business operations can continue during line breaks or service interruptions.
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® Local Streets. Local streets need to be extended into vacant parcels in addition to utility
lines to create market-ready sites.  Street spacing should be constructed per ODOT’s
access management standards.

®  Union Road. Widen Union Road to a five lane arterial to provide sufficient capacity to
accommodate office, hospital and regional vehicular traffic demand parallel to 1-75.
This improvement will be required before a new interchange is constructed north or south
of SR 122.

® Gateway Enhancement. The planned interchange improvements represent an excellent
opportunity to increase the performance and aesthetics of Middletown’s only interstate
interchange. Gateway beautification is essential to create a positive “front door” image.
Gateway beautification is also vital to create an attractive regional image for future high-tech
companies and Middletown Regional Hospital. As such, the interchange and SR 122 must
include aesthetic enhancements such as decorative signage, lighting, and a tasteful amount of
hardscape and softscape elements.

The use of higher quality building materials on and at the interchange, such as cultured stone and
wrought iron fencing, are highly desirable. Landscaped-median boulevards should be provided
on SR 122 to complement Middletown’s prevalant boulevard street system. Symbols and words
can be integrated in the interchange itself similar to Union Center and the Wright Flyer emblem at
the 1-75/1-70 interchange. The creation of a special assessment should be considered for ongoing
maintenance and beautification projects.

® Public Services. Renaissance development will benefit from and likely expect excellent public
services at some point in the future. Public services and facilities planned at this time include bus
service, a park with walking trails and break areas, and public utilities. Increased police and fire
protection services will eventually be warranted.
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TOWNE CENTER DEVELOPMENT OPPORTUNITY AREA

® Vision. Towne Center, with immediate interstate access, will continue to be the dominant retail
location in Middletown. Redevelopment is anticipated at sites with obsolescent retail structures.
Towne Mall, for instance, is envisioned as a vibrant, open air, mixed use development
characteristic of the new retail “Lifestyle Center” paradigm. As such, Towne Center will emerge
as a diverse neighborhood and business node with office, retail, restaurant and entertainment uses.
Clustering mixed uses with higher density residential will realign Towne Center as a complete
neighborhood and attractive community asset. The envisioned mixed use configuration will
provide further support and complement the planned business park development at Renaissance.

®  Future Land Use. Mixed Use Commercial and Retail/Office land use designations cover the
majority of the Towne Center Development Opportunity Area in recognition of the existing retail
land use pattern. Though intense retail is supported at this location, new office development is
also appropriate. The Mixed Use Commercial designation, planned at Towne Mall, goes a step
further by permitting appropriately located high density residential in addition to retail and office
uses. The Mixed Use Commercial designation gives the city and the Towne Mall property owner
the greatest flexibility on the types of uses that can be applied to a future redevelopment project.

® Key Development Strategy. Towne Mall is largely viewed as an obsolescent structure that lacks
desired retailers and apparel. Public forum and Steering Committee meetings indicate public
support for a Towne Mall redevelopment project. Such action should occur as soon as possible to
retain market share before competing venues are established in nearby fast growing, suburban
communities. Other development opportunities are limited to a few remaining vacant properties
located at the edges of Towne Center.

= Zoning Recommendations. Towne Center is appropriately zoned as C-3 Community
Commercial District, which permits a wide range of desirable uses including high intensity
convenience oriented retail, professional office, restaurants, entertainment and indoor recreation.
Redevelopment of Towne Mall should be approved as a Planned Development to provide the
developer and the city additional flexibility in terms of permitted uses and setbacks. Also,
consideration should be given to creating minimum commercial design standards to guide future
development at Towne Center in a manner that is consistent with community expectations.

® Capital Improvements

® Bike Path. A bike path is envisioned along SR 122 as part of the I-75/SR 122
interchange improvement to provide bicycle/pedestrian access to the retail amenities at
Towne Center from Renaissance employment centers and residences. The city should
express this desire for a bike path facility as soon as possible to ODOT before
construction plans are finalized. The bike path could then extend north to Coles Road
and turn west to Central Avenue, downtown and the Great Miami River.
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Interchange/SR 122 Gateway Enhancement. Apply similar streetscape improvements
on SR 122 west of 1-75 as planned east of the interstate. Such streetscape improvement
should extend past Cincinnati Dayton Road. However, the greatest concentration of
decorative streetscape elements should be concentrated close to the interchange.
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CROSSROADS DEVELOPMENT OPPORTUNITY AREA

®  Vision. Crossroads contains a mixture of shopping centers of varying size, age, and condition
with an inappropriate mix of residential at the northeast and southeast corner of Roosevelt and
Breiel Boulevard. Because of its strategic location, proactive steps will be taken to stabilize the
market in order to maintain desired occupancy rates and vitality. The outcome will result in
rehabilitated shopping centers and new mixed use, pedestrian friendly developments located next
to major thoroughfares.

®  Future Land Use. Mixed Use Commercial is planned at this location to offer maximum
flexibility. General retail uses are appropriate that serve the needs of the greater community and
surrounding neighborhoods. Office uses are also planned to help fill the vacant retail units.
Residential is appropriate above retail/office uses located on ground floors and adjacent to
commercial structures in higher density attached single family structures.

® Key Development Strategy. A multi-faceted approach is required to stabilize the Crossroads
development opportunity area. Modernization/remodeling of existing retail shopping centers are
needed. However, new development on underutilized portions of Crossroads is essential to bring
new life and vitality to this area. New development should occur on large expanses of relatively
unused portions of existing parking lots. Redevelopment should eliminate the mish-mash of uses
visible from Roosevelt Boulevard. Buildings constructed at intersection corners and adjacent to
the corridors should be multi-story and contain high quality building materials and architecture to
create an enhanced sense of place at this strategic location. Pedestrian amenities are necessary to
encourage greater utilization.

®  Zoning. Land north of Roosevelt Boulevard is zoned C-3 Community Commercial District; land
located south of Roosevelt is zoned P-2 Professional Service District. Redevelopment is
complex. Use of more flexible zoning, such as Planned Development, would be beneficial
whereby the City and its development partners could agree upon specific standards to meet
development goals and overcome unique development challenges. The creation of mixed use,
infill design standards would also be very helpful before redevelopment projects commence to
give developers guidance on how to approach the project.

® Capital Improvements. An improved streetscape is planned at the Breiel/Roosevelt intersection.
Streetscape improvements are needed to improve the overall aesthetics of this strategic
intersection and to enhance its prominence as a business district. Decorative lighting, gateway
signage, and street trees are example streetscape improvements.
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NORTHERN BREIEL DEVELOPMENT OPPORTUNITY AREA

® Vision. Breiel and University Boulevard will continue to contain a desirable mix of office,
educational, and institutional uses. Nearby neighborhoods offer a wide range of housing options
at various price points including new, higher quality homes built in lower density suburban style
subdivisions.  Neighborhoods are strengthened by the presence of Miami University at
Middletown’s campus and access to medical offices and public and private schools located in the
Breiel Boulevard corridor.

®  Future Land Use. Institutional/Office land uses are planned adjacent to Breiel and University
Boulevards to provide continued support for Miami University of Middletown, schools and
smaller professional offices that are established in this area. Low Density Residential is planned
at both properties defined as development opportunities on Map 12.

= Key Development Strategy. The private market will likely implement the Master Plan future land
use recommendations. However, the city should analyze real estate, land use and occupancy
trends in the Breiel Boulevard corridor to determine the impact Middletown Regional Hospital’s
future relocation will have on the professional office market.

®  Zoning Recommendations. Miami University at Middletown and the west side of Breiel
Boulevard are correctly zoned as P-1 Professional-Institutional District. Likewise, the two
development opportunities planned as Low Density Residential are appropriately zoned as DS
Suburban Dwelling District and D-1 Low Density Dwelling District. These zoning districts
permit a maximum density of 1.5 dwelling units per acre and 2.4 dwelling units per acre
respectively.  Planned Developments should be encouraged for proposed new low density
residential subdivisions to encourage open space set asides for parks and private recreation and
other desirable amenities that enhance subdivision market appeal.
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GREENTREE-OXFORD STATE ROAD DEVELOPMENT OPPORTUNITY AREA

®  Vision. Greentree-Oxford State Road will retain and attract new industrial development spurred
by increased interstate access via the planned interchange at I-75 and Greentree Road. New
development will fill existing industrial parks creating the need to provide additional land supply.

®  Future Land Use. The vast majority of this area is planned as Industrial. The Industrial land use
designation provides ongoing support for existing industrial operations including AK Steel. The
Mixed Use Commercial designation located at the Oxford State and Yankee Road intersection is
planned to attract convenience oriented retail and office development to provide conveniently
located goods and services for underserved neighborhoods and adjacent industry.

® Key Development Strategy. Industrial uses that cannot meet design guidelines and performance
standards for business parks planned near Middletown Regional Hospital in Renaissance will be
directed to the Greentree-Oxford State Road Development Opportunity Area. This strategy is
consistent with the Economic Development strategy of diversifying the city’s company base
while simultaneously targeting specific high-tech industries to locate in Renaissance as a strategy
to diversify the city’s economic base. High-bay, flexible-space industrial units are planned at the
defined development opportunity located on the south side of Oxford State Road. Buildings with
flexible configurations typically have high ceilings to accommodate warehousing and equipment
storage and partition walls so each user can easily define needed office and shop space.

" Capital Improvements. Planned capital improvements are essential to implement the above
development strategy. Most important, and most difficult to accomplish, is a new interchange at
I-75 and Greentree Road. This interchange is needed to: (1) alleviate pressure on SR 122 which
currently contains heavy truck traffic intermixed with local automobile traffic; (2) provide direct
access to Middletown’s industrial base; (3) enhance economic development; and (4) create a
modern multi-lane industrial corridor from 1-75 to the Miller Brewing Plant. The two-lane
section of Oxford State Road, located west of Breiel Boulevard, must be improved to five lanes to
the SR 73/4 interchange. A Yankee Road extension is planned to connect to SR 63. This
extension would provide another means of interstate access via the I-75/SR 63 interchange in
Monroe.

® Zoning Recommendations. The Greentree-Oxford State Road Development Opportunity Area is
appropriately zoned as I-2 General Industrial District. Rezoning land located at the Oxford State
and Yankee Road intersection to a commercial zoning district or planned development is
desirable.
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MiDD CITIES DEVELOPMENT OPPORTUNITY AREA

" Vision. The Midd Cities Development Opportunity Area is anchored by the Midd Cities
Industrial Park. While vacant lots are available, redevelopment of three adjacent brownfields will
stabilize the area for a new generation of industrial users. Adjacent neighborhoods will be
protected from industrial encroachment by landscape screening and buffering.

®  Future Land Use. Two future land uses, Industrial and Mixed Use Commercial, are planned.
Industrial recognizes and supports the continuance of the existing industrial land use pattern
established in the Midd Cities Industrial Park. Mixed Use Commercial is planned at the former
Target property located on the west side of University Boulevard. This future land use
designation offers several potential reuse and/or redevelopment options to provide goods and
services to adjacent neighborhoods. However, the Target site is relatively isolated. Retail and
office uses may not be appropriate. In this sense, the real estate market will be given greater
latitude to determine the eventual end use.

= Key Development Strategy. Redevelop brownfield properties to place idle land back into
productive industrial use. This strategy will require the direction of a Brownfield Resource Team
and be implemented in a phased and prioritized manner based on end user availability and
funding. Similarly, the former Target property requires a reuse plan.

®  Zoning Recommendations. Midd Cities development opportunities are appropriately zoned as I-
2 General Industrial District. New industrial development must be adequately screened from
adjacent residential neighborhoods. Brownfield and greyfield redevelopment projects should be
developed under the City’s Planned Development regulations to offer greater design and use
flexibility.
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URBAN CORE NEIGHBORHOOD DEVELOPMENT OPPORTUNITY AREA
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® Vision. The Urban Core Neighborhood Development Opportunity Area is the symbolic focal
point of the City. Planned revitalization will increase community pride, enhance appreciation for
the City’s history, and contribute to the overall economic health of the community. For many
years, however, the commercial and residential areas in and around downtown have experienced
economic decline. As businesses and people moved away from the historic center, vacant retail
and office space, neglected historic buildings, and poorly maintained housing have become
prevalent.

However, downtown and its environs offer what many suburban communities lack. Downtown
still has a cluster of performing arts, fine arts, parks, pedestrian- friendly streets and public
facilities such as the award-winning Middletown Public Library. In recent years, downtown
business owners formed the Downtown Alliance, a nonprofit organization with the mission to
foster downtown revitalization. The City has taken its own steps to revitalize the area by
removing the enclosed mall structure and opening Central Avenue for vehicular access. The City
has also made facade and streetscape improvements and developed a small park. In order to
create a viable, healthy downtown, the city and its partners will take further steps to revitalize the
area by encouraging the preservation and renovation of historic buildings, and ensuring that new
development blends with the architecture and character of the surrounding area. Downtown may
not return to its former glory but, with time and incremental improvements, downtown will
become a healthy neighborhood and business district with a strong concentration of recreation
and arts amenities.

®"  Future Land Use. Mixed Use Commercial is planned . .
along Central and Verity as shown on Map 15. Retail DowntO\_/vn is the sy_mbollc
activity should be concentrated within this defined location, | focal point of the City.
Residential uses are desired on upper floors of downtown | Planned revitalization will
commercial buildings. “Mixed Use Residential” is planned | increase community pride,
as a transition between Commercial Mixed Use and | enhance appreciation for
predominately single family residential neighborhoods | the City’s history, and
located adjacent to downtown. Residential and offices uses | contribute to the overall
are appropriate in existing buildings. Smaller- scale retail | aconomic health of the
may be appropriate if adequate parking facilities are community.
available and if the retail activity does not detract from the
neighborhood.
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®  Key Development Strategy. The area has traditionally been home to commercial, residential, and
even industrial uses. Mixed use development is encouraged vertically in multi-story structures
and horizontally across the landscape to re-establish vibrancy and increase the commercial
viability of the area.

Increased residential will provide customers to downtown businesses and bring life to the
downtown throughout more hours of the day. Accordingly, a wide range of housing options are
appropriate in the downtown including new market-rate townhomes, lofts, work-live units, and
studios. Development of work-live units, lofts, and studios should be strongly considered to
attract artists to downtown Middletown. This strategy could capitalize on downtown’s existing
strengths characterized by Beau Verre, Middletown Arts Center, Sorg Theater Company,
downtown murals, etc.

= Zoning. Downtown is zoned CBD Central Business District. The CBD has four variations
classified as CBD-1, CBD-2, CBD-3 and CBD-4 each with a unique set of use restrictions based
on what appears to be defined sub-districts of downtown. This arrangement should be closely
reviewed to see if amendments are necessary. To encourage the restoration and adaptive reuse of
old buildings, land use regulations should be tailored to provide greater allowance of mixed uses
including residential above first floors without the encumbrance of a conditional use permit.

To encourage sensitive renovation and infill development, the City could establish design
guidelines, adopt setback and height requirements that reflect the traditional development patterns
in the area, and create a pedestrian friendly streetscape by offering collective parking lots at
strategic locations.

®  Capital Improvements

Canal Greenway. Restore the canal bed to create an interpretive and interactive historic
attraction. Turn the restored canal into an urban greenway that connects Smith Park to the Great
Miami River through downtown. Other means of providing linkages between the downtown and
river need to be explored.

Utilities. Engineering analysis performed as part of this Master Plan indicates that the downtown
environs have the oldest and some cases undersized water and sanitary sewer infrastructure. As
mentioned in the brownfield redevelopment strategies, the city may be called upon to improve
utility services in the downtown to accommodate new growth on brownfield sties.

Bike Path. A cross-town bike path is planned to connect the Renaissance Development
Opportunity Area to downtown via SR 122 and Central Avenue. Though the exact path
alignment is not known, a logical routing through the downtown needs to be identified and should
ultimately end at the bike path located along the river.

Streetscape. Though many positive improvements have been made, continued improvement to
the downtown streetscape is needed to strengthen downtown’s sense of place and attractiveness.
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HOOK FIELD DEVELOPMENT OPPORTUNITY AREA

® Vision. Hook Field Municipal Airport will be redeveloped with modern air-side accessible
amenities to complement and fully benefit from the longest general aviation runway located in
southwest Ohio. Demand for airport facilities and services will create the need for a modern
aeropark located on and/or adjacent to airport grounds. Additional retail, restaurant, and office
support uses will be needed to service airport-related activity.

® Future Land Use. Hook Field is planned as Airport and supports aviation-related uses and
facilities such as maintenance hangars, corporate jet hangers, T-hangers, etc. Industrial land uses
are planned east and west of the airport grounds.

® Key Development Strategy. Hook Field must be maximized as an economic development asset.
Airport facilities are currently underutilized given the runway length and capacity.
Modernization efforts are needed to enhance Hook Field’s image in the aviation industry and to
attract additional fixed-base aircraft. The mobile home park located east of the airport is
designated as a development opportunity for new industrial development. This mobile home park
contains numerous vacancies and nuisance properties. It is also currently zoned as I-1 Industrial
Park District. The old municipal landfill site north of Carmody Drive is also planned as a future
industrial park location. Funds to mitigate the property for industrial development should be
expended only after demand warrants additional industrial acreage in this area. Additional
development strategies found in Chapter 6 of the Hook Field Economic Development Plan should
be considered.

= Zoning Recommendations. The airport and adjacent properties identified as development
opportunities are appropriately zoned as I-1 Industrial Park District.

= Capital Improvements.

= Airport facilities. The airport itself requires on-going capital improvements to meet FAA
standards. From a more practical perspective, new airport facilities are needed to
modernize Hook Field.

®  Airport Gateway. A new, high-quality Hook Field entry sign is needed at the
Germantown entrance to improve airport branding and visibility.

=  Airport Service Road. A full length service road is needed to connect the Germantown
and Smith Park entrances.

"  Wilbraham. Cul-de-sac Wilbraham Road to eliminate airport traffic through the adjacent
neighborhood.
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MIiDD CENTRAL DEVELOPMENT OPPORTUNITY AREA

" Vision. Midd Central’s healthy neighborhoods will remain vibrant and attractive. Notable
characteristics of this area include pedestrian-friendly streets, parks, and neighborhood- oriented
businesses that include a sustainable mix of retail, retail services, professional office, and
restaurants. The future loss of two long-standing neighborhood anchors, Roosevelt School and
Middletown Regional Hospital, are viewed as development opportunities that will be acted upon
in the shortest time period practical. Such action will maintain property owner confidence in their
neighborhood.

®  Future Land Use. Future land use designations shown on Map 17 are limited to three small areas
being the Middletown Regional Hospital campus, Roosevelt School and the Sutphin/Central
vicinity. All three of these areas are planned as Mixed Use. The hospital and school grounds are
planned as Mixed Use Residential. Mixed Use Residential places a primary focus on the
construction of new residential units mixed with supportive office and small-scale retail. The
planned Mixed Use Commercial designation supports the traditional urban development pattern
and healthy node of neighborhood businesses located near the intersection of Central and Sutphin.

® Key Development Strategy. The loss of Middletown Regional Hospital and Roosevelt School
will most likely have a negative impact on the surrounding neighborhoods. For this reason, it is
essential that these properties are properly maintained in the interim while new users are
identified. More important, a reuse strategy needs to be formulated and implemented within a
relatively short period of time. Vacant property at these once active sites will deteriorate property
owner confidence. All viable reuse alternatives need to be explored. Elderly housing, single-
family residential, and medical office reuse were all discussed as desirable outcomes at the
hospital site at Steering Committee meetings.

The Central/Sutphin vicinity has the ingredients to become a premier traditional neighborhood
business district that attracts residents from all over the city. Characteristic of successful
neighborhood business districts, this area contains a traditional street pattern lined with trees and
on-street parking; buildings located close to the street; pedestrian activity, and quaint restaurants,
offices and retail stores.  The city can bolster this asset by concentrating code enforcement,
housing rehabilitation, and homeownership resources in adjacent neighborhoods.

®  Zoning Recommendations. Mixed use, infill design standards are needed to provide guidance on
the implementation of the Master Plan Mixed Use Commercial land use recommendation at
Sutphin and Central. New development must be compatible with the architecture, scale, and

MDDLETOWN MASTER PLAN 9-22
—_———




intensity of existing uses located in the neighborhood. Roosevelt School is zoned D-2 Low
Density Residential, which allows institutional, education, public parks and recreation, and single
family residential on 13,000 square foot lots. The hospital campus is zoned P-3 Hospital District.
The P-3 district permits medical office and single family residential on 30,000 square foot lots or
13,000 square foot lots with conditional use approval. The D-2 and P-3 zoning may be
appropriate depending upon the reuse strategy. However, planned developments will likely be
the most appropriate to facilitate redevelopment at both sites.

" Capital Improvements. The most direct route from Interstate 75 to downtown follows Roosevelt
and Grand Avenue to Sutphin Street and Central Avenue. Widening Sutphin and Grand and/or
re-configuring the intersections of Sutphin/Central and Sutphin/Grand would improve the
capacity and functionality of this route and improve access to downtown. This recommendation
will be difficult to implement given the probable need for additional right-of-way and the close
proximity of existing structures next to the roadway.

Streetscape improvements are needed to better define the Central/Sutphin neighborhood business
district. Pedestrian amenities should be offered including small plazas, benches, trash cans and
decorative street lighting.

Bike lanes are planned in the existing Central Avenue roadway. Bike lanes will provide a cross
town connector dedicated for the preferential use of bicyclists. Bicycle facilities are envisioned
to eventually connect downtown and the Great Miami River to Towne Mall and the Renaissance
Development Opportunity Area.
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