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City of Mapie Heights
Strategic Master Plan

Chapter 1: Introduction

In the Spring of 1999, the City retained PKG to provide technical support to the City staff
and resident committees in developing a new Master Plan for Maple Heights. This
Master Plan was to be a Strategic Economic Development Plan that recognized the
changing regional population and investment trends that have affected many of the older,
inner-ring suburbs of the Cleveland Greater Metropolitan area. It is important to note the
difference between a general Comprehensive Master Plan and a Strategic One. A
Strategic Plan recognizes that the City must identify Key factors driving demographic
changes and investment decisions and focus its continual redevelopment efforts on
projects and areas that maximize benefits for City residents and businesses. Thus, the

Master Plan work program focused on the following tasks.

- Identifying areas and land uses which are experiencing less than desired property

appreciation levels.
- Shifts in property sales trends and vacancy data.
- Analysis of City Expenditures and Revenue Sources.
- Evaluation of current City re-investment support programs.
- Analysis of Key geographic areas requiring public investment intervention.

- Identification of administrative programs and development regulation changes

needed to strongly position Maple Heights to maximize private investment benefit.
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Master Plan Process

Under the guidance of the Economic Development Department, five citizen Sub-
committees were established at the outset of the project to identify key areas of
community concern. These subcommittees and their focus were as follows:

o Economic Development: Focusing on Business attraction and retention;

. Education: Focusing of the role that the School system plays in community

vitality;

a Land Use and Zoning: Focusing on Land Use conflict problems, needed

land use changes and zoning regulations;

o Public Facilities and Programs: Focusing on Parks, Open Space and Public

Building Improvements; and

o Public Services and Programs: Focusing on evaluating the services provided

to residents by the City.

These Sub-committees met over several months to prioritize their concerns. The minutes

of those meetings are on file at the Economic Development office.
The following issues were identified as key community concerns.

° Improvement in the mix and attractiveness of businesses along the

commercial corridor.
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° Continued communication between the School Board and the City
administration to improve the perception of the schools and to jointly

coordinate community educational programs.

o Identification of key redevelopment areas to maximize the benefits of

freeway interchange accessibility.

° Continued improvement in streetscape aesthetic issues and creation of

additional green space areas within the City.

. The need to create new opportunities for senior housing and assisted living
facilities.
° The need to maximize tax benefits derived from commercial and industrial

land within the City and to support ongoing efforts in residential property

rehabilitation.

o Rehabilitation of existing park facilities, and other public buildings such as
City Hall.

o The recognized desire for an improved “Civic Center” to include

community education programs, recreational facilities and modern

administrative offices.

° The need to evaluate ongoing City programs and revenue sources to

determine priority funding needs.

° The need to conduct a City-wide survey of residents to help establish
program and funding priorities and to involve residents in the planning

process.
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Based upon the initial work of the Sub-committees, it was decided that, prior to
establishing primary activity areas for the Master Plan, a community survey would be
mailed to all residents to provide additional input into identification of community
problems, assets and program priorities. These surveys were mailed in August of 1999,
The surveys requested residents to: identify key positive and negative aspects of the
Maple Heights Community, what factors led to their decision to move to Maple Heights,
rate existing City programs and services, identify additional programs or services desired,
and prioritize redevelopment areas. The surveys also provided space for open-ended
comments on City administration of services and programs. These survey results were
tabulated by PKG and presented to the Master Plan Subcommittee members in October
0of 1999. Over 1,100 residents responded to the survey. The full analysis of the survey is
contained in the following chapter and validated the original work of the Sub-committee
of the Master Plan. What was striking in the survey results was the positive attitude of
residents about their city, the desire to see continued investments into aesthetic
improvements in both the residential and the retail/commercial sectors and the strong

income levels of newer residents.

It is important to note that the survey results are not simply being utilized to help guide
the direction of the Master Plan but also to provide valuable information for re-
assessment of existing city service priorities and establishing future General Fund budget
priorities. The results also provide a strong basis for targeting future grant applications

for State and Federal funds.

Based upon the Sub-committee work, the results of the Citizen Survey and background
data analysis on investment trena values, the Master Plan is designed to achieve the
Community Vision of Maple Heights. This vision is one of an economically strong
community of quality residential diverse neighborhoods, vibrant safe neighborhood
and commercial districts, and continued high levels of community pride and

identity.
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Maple Heights can achieve this vision while recognizing that there are challenges to face
in increasing the level of desired private investment, particularly in the older commercial
districts. The Master Plan is designed to create stronger investment patterns by focusing
on maintenance of the current housing stock, creating new residential investment
opportunities for under-served market areas such as new cluster single family housing
targeted to new single family home buyers, additional senior assisted living facilities
targeted to existing Maple Heights older residents, eliminating incompatible land uses
that depress existing property value appreciation, creating new opportunities for private,
targeted commercial investment, eliminating impediments to private investment along
key redevelopment corridors and improving the quality of life and aesthetics of all

neighborhoods through modern zoning, site-plan and code enforcement regulations.
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Chapter 2: Resident Surveys

METHODOLOGY

On August 30, 1999, the City of Maple Heights mailed out 10,657 surveys to the City’s
residents and property owners concerning their views and opinions of the city. The
survey was mailed out bulk rate to all postal customers within the Maple Heights, Ohio
44137 and hand delivered to other households. Households were given until Monday,
September 20, 1999 (approximately three (3) weeks) to return the completed survey. The
survey was prepared by the City of Maple Heights and Pflum, Klausmeier, & Gehrum
(PKG) Consultants, Inc., see Appendix for full survey questions. The purpose of this
survey was to examine how Maple Heights’ households view their city, the services
provided, and the quality and character of development within the city. These views

would then be used to develop the key focus point for the City’s Comprehensive Land

Use Plan.

The survey specifically addressed the most/least appealing aspects of living in Maple
Heights, reasons for moving to the city, and what initially attracted the respondents to the
City of Maple Heights. The questions used allowed for straightforward and open-ended
responses. The survey also asked respondents to rate the quality and importance of
available programs and services within the City and suggest any programs that they
would like to see Maple Heights to offer. Regarding the management of city services and
programs, respondents were asked to provide any comments on the quality of services or
programs currently offered and what they felt the city should offer. Another focus point
within the survey was the development of retail areas in the community and the priority
of these important areas. Basic demographic information was also part of the survey
including age of individuals in the household, household income level, length of time

living in Maple Heights, and which street the household resides on.
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Of the 10,657 surveys mailed, 1,032 respondents completed and returned this voluntary
survey by the designated return date, for a 9.7% response return. An additional 125
surveys were returned after September 20™ totaling 1,157 for a 10.9% response rate.

These additional surveys were not included in these preliminary results.

FINDINGS

The completed surveys were divided into three (3) different age groups to gain a better
understanding of Maple Heights’ residential characteristics. The age of the respondents
were based on Question 7—Age of the head of the household. The age breakdown used
for analyses is as follows: 1) Under 40 years old, 2) 40-65 years old, and 3) Over 65
years old. The oldest age given was typically used to determine which age group to place
the survey. In cases where it appeared that the household included an elderly person (over
65) was living within that household but not the “head” of the household, the next highest
age was used. The table below shows the number of surveys returned for each age group

and the percentage of all completed surveys.

Table 1: Age Group Breakdowns

AgeGrowp | Ngmberof [ Perceniageof

Under 40 224 22%
40-65 e
Over 65 S50
Sl Tonal i 100%

Respondents between the ages of 40 and 65 years old accounted for the most returned
with 413 survey, 40% of the total returned. The over 65 years of age group returned
slightly less than the middle age group with 395 completed surveys, 38% of the total. The

under 40 group returned 224 surveys, accounting for less than a quarter of the total.

Based on recent Census Data, those who completed the survey accurately represent the

demographic age breakdown for the entire City of Maple Heights.
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The following sections uses these age groups to present the results of survey. By doing
this, a better understanding of how the different age groups view the City and what the
City offers in terms of programs and services to their respective group. Similarities and

differences between the three groups will be discussed.

MOST APPEALING ASPECTS

When asked for their opinion of what the three (3) most appealing aspects of living in
Maple Heights are, the Under 40 Year Old Group expressed that the convenient location
of the City was by far the most appealing aspect. Seventy-two percent (72%) felt that
Maple Heights’ location to a variety of amenities such as highways, shopping, church,
family, work, and to Downtown Cleveland, is a very appealing aspect to living in the
city. The second most appealing aspect given was the City’s parks, recreational activities,
and general activities offered to the community. Twenty percent (20%) of the Under 40
year olds considered this an appealing aspect to Maple Heights. Tying as the third most
appealing aspect with 17% was the City’s affordability and safety services. Aspects such
as “price of homes” were included in the affordability. Safety services included appealing
aspects such as quick response time from the Police, Fire, and EMS, the safety forces
themselves, and the characteristic that Maple Heights is a safe city. Closely following
with 15% were the appealing aspects of its nice neighborhoods and city services. Other
appealing aspects offered by respondents included the attractive, well-kept homes, the

quietness, cleanness, low taxes, friendly people and its cultural diversity.

Similarly, the 40-65 Year Old Group ranked location as the most appealing aspect of
living in the City of Maple Heights with 58% of the votes. The 40-65 Group ranked the
Safety Services of the Police, i:ire, and EMS two notches higher as the second most
appealing aspect with 27% of the respondents’ votes. Maple Heights’ Nice
Neighborhoods were seen by 18% of the 40-65 year old respondents as an appealing
aspect of living in the City. The City’s affordability, also, ranked high amongst the 40-65
as the fourth most appealing aspect (17%).

Pflum, Klausmeier & Gehrum Consultants, Inc. 8
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To the Over 65 households, the most appealing qualities of Maple Heights are its
convenient location to church and shopping, the fast response times of police and fire

services, the overall quality of services provided and low property taxes.

LEAST APPEALING ASPECTS

Corresponding to the most appealing aspects, respondents where also asked to name three
(3) of the least appealing aspects of living in Maple Heights. The Under 40 Group’s least
appealing aspect most frequently stated was the public school system (56%), followed by
the lack of quality shopping/vacant retail stores (28%) and lack of property
care/maintenance (12%). Other frequently mentioned aspects that were considered
unappealing for the city included too many teens hanging out on the streets, noise/boom

boxes, lack of noise ordinance enforcement, and poor road conditions.

The 40-65 Year Old Group also most frequently stated that the least appealing aspect of
living in Maple Heights was the schools (36%). Lack of property care/maintenance and
noise/loud boom boxes were ranked as the second and third highest least appealing aspect
with 14% and 11%, respectively. Unlike the Under 40 Group, Lack of quality
shopping/vacant retail stores was considered the fourth least appealing aspect by the 40-

65 Group with 9% of the surveys.

The most cited items in the Over 65 Group were the lack or maintenance and
deterioration in both residential and commercial properties (51%), noise and litter and

community transitions.

MOTIVATION TO MOVE TO MAPLE HEIGHTS

All respondents were asked about why they moved into the City of Maple Heights.
However, since reasons for choosing Maple Heights have changed over time, responses
from those respondents who have moved to the community within the last ten years are
the focus of this summary. These reasons to move into the City prove the most relevant to

the current status of Maple Heights’ image and future marketability.
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Chart 1: Maple Heights Single Family Home Sales for 1987-1997
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Prepared by: Housing Policy Research Program, CSU

Of the 224 respondents under 40 years old, 147 (66%) have moved to Maple Heights
within the last ten years. Of the 147 respondents who have live in Maple Heights for ten
years or less, 55% attributed their decision to the City’s housing affordability. The
affordability of living in Maple Heights is illustrated by the chart below of the City’s

Single-Family Housing sale trends.

The median price for a single-family home in Maple Heights in 1997 was at $75,000.
Over 540 homes in this category were sold during 1997, which is a typical amount of
homes sold per year compared to cities similar to Maple Heights. Since 1987, the median

price has risen by $23,000 over the ten-year period, a 44% increase.

The second most frequent reason for moving to Maple Heights by the Under 40 Group
was location to the interstate and nearby regional shopping. Thirdly, many respondents

moved to Maple Heights within the last ten years to be closer to their family or to take
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care of an elderly parent. Other frequent responses include the nice neighborhoods and

the home purchased was well-maintained and fit their needs.

Within the 40-65 Year Group, 29% of the 413 respondents have lived in Maple Heights
for ten years or less. Of these respondents, location was considered the highest reason for
moving into the community. Tying for second, affordability and quietness of the
neighborhoods drew 26% of the respondents into Maple Heights. Nice neighborhoods
came up third with 21% of the reasons for choosing Maple Heights.

In the Over 65 Group, the vast majority answered that they chose Maple Heights because
of location to jobs, closeness to family, and housing that was affordable. A small number
of older persons noted that they moved to Maple Heights to downsize from larger, more

expensive homes in other suburbs.

ATTRACTION TO MAPLE HEIGHTS

Respondents were also asked “what initially attracted you to the City of Maple Heights?”
and were instructed to check all that applied. The twelve (12) choices given to those
surveyed were school system, price of homes, attractive homes, low taxes, good service,
recreational activities, friendly people, good neighborhoods, close to shopping, close to

church, close to family, and close to work.

Among all the respondents from their respective age groups, there was a common thread
to what drew the respondents to become Maple Heights residents. Of all 1,032 responses
tabulated thus far, the price of homes in Maple Heights attracted a large amount (74%) of
people to the community. Rating the price of homes as the highest attraction was the
Under 40 Group, of which, 88% checked that “price of homes” drew them to the
community when they were looking for a place to move. The second highest selected
attraction was the closeness to shopping with 65% of all respondents. The 40-65 Group
considered being close to family as their third highest attraction. For the Under 40 Group,

being close to work came up third slightly over the fourth place attraction of close to
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family. Unlike these two groups, 66% of the Over 65 Group checked that being close to

church was one of their attractions to Maple Heights.

Drawing the least amount of people to Maple Heights was the school system. The
number of respondents who checked that the schools were one attraction to the city
increases depending on age group. Almost 40% of the Over 65 Group was attracted to
Maple Heights when they just moved in by the school system. On the other hand, of the
Under 40 Group, only 16% felt that the school systems attracted them to the City. Many
of those who did say the schools attracted them also noted that they moved into the City
many years ago when the system was better. The large majority (83%) of the Over 65

Group moved into Maple Heights over 30 years ago.

The following charts show how many respondents were initially attracted to Maple

Heights based on the given aspects. The charts are broken down by each age group.

Chart 2: Under 40 Year Old Group
Question 1d: What initially attracted you to the City of Maple Heights?

# of Respondents
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Chart 3: 40-65 Year Old Group
Question 1d: What initially attracted you to the City of Maple Heights?
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CiTY PROGRAMS AND SERVICES

Respondents were asked to rate a number of programs and services offered within the
City. The ratings for each category were “Excellent,” “Average,” and “Could be
Improved.” Respondents were asked to rate 17 programs and services offered by the City
or other institutions. On the whole, all three age groups shared similar views on the
quality of Maple Heights’ services and programs. The Under 40, 40-65, and Over 65
Groups all considered the highest “Excellent” rated programs offered by the City of
Maple Heights to be the Fire Department, the Police Department, and Senior Support
Services. Surprisingly, the Senior Support Services was rated very high even among

those groups who may not actually use these services but have family members outside

their households who do.

Programs that were rated with the highest “Could be Improved” rating by all age groups
were Quality of Public Schools and Cable Television. The lack of quality public schools
again shows through in this question similar to how respondents rated it as the number
one least appealing aspects of Maple Heights. The third highest “Could be Improved”™
service was maintenance of roads and streets by the Under 40 and 40-65 Groups. Slightly
more respondents in the Over 65 Group considered building code enforcement higher
than maintenance of roads and streets. Tables 2-4, on the following pages, give a full

breakdown for each age group.
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Table 2: UNDER 40 YEAR OLDS GROUP: Question 2: How would you rate the following
programs and services?

Could be
Excellent Average E— Total # of
# of % of #of % of # of % of [Responde
Respond|Respond |[Respond |Respond |Respond |Respond nts

ents ents ents ents ents ents
Recreational Activities 62 48% 57 44% 11 8% 130
Senior Support Services 63 52% 52 43% 6 5% 121
Recreational Activities for 62 33% 76 41% 49 26% 187
Children
Recreational Activities for 54 27% 93 47% 51 26% 198
Families
Police Department 119 56% V¥ 36% 18 8% 214
Fire Department 131 66% 65 33% 3 1% 199
Transportation 73 44% 72 43% 22 13% 169
Garbage/Recycling 86 39% 82 38% 50 23% 218
Maintenance of Roads and 45 21% 98 45% 74 34% 217
Streets
Maintenance of Sewers 39 20% 97 51% 35 29% 191
Building Code Enforcement 50 26% 3 48% 50 26% 193
Zoning Laws 35| 19% 108 66% 25 15% 164
Quality of Parks and 89 41% 97 45% 30 14% 216
Recreational Facilities
Quality of City Buildings 41 20% 110 54% 52 26% 203
Quality of Public Schools 8 4% 47 22% 156 74% 211
Quality of Private Schools 47 33% 68 48% 26 19% 108
Cable Television 26 15% 87 49% 65 36% 178

15
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Table 3: 40-65 YEAR OLDS GROUP: Question 2: How would you rate the following
programs and services?

Could be
Excellent Average —— Total # of
#of % of # of % of #of % of |Responde
Respond|Respond |Respond [Respond |Respond [Respond nts

ents ents ents ents ents ents
Recreational Activities 112 41% 121 45% 38 14% 271
Senior Support Services 119 42% 125 44% 39 14% 283
Recreational Activities for 86 28% 162 53% 57 19% 305
Children
Recreational Activities for 76 25% 158 51% 73 24% 308
Families
Police Department 243 62% 105 27% 43 11% 391
Fire Department 279 72% 99 25% 11 3% 389
Transportation 136 40% 154 46% 46 14% 336
Garbage/Recycling 138 36% 151 39% 99 25% 385
Maintenance of Roads and 101 26% 155 41% 124 33% 380
Streets
Maintenance of Sewers 103 28% 164 45% 100 27% 367
Building Code Enforcement 70 21% 159 47% 108 32% 337
Zoning Laws 46 15% 192 63% 69 22% 307
Quality of Parks and 140 39% 166 46% 52 15% 359
Recreational Facilities
Quality of City Buildings 52 15% 196 57% 97 28% 345
Quality of Public Schools 21 6% 98 27% 238 67% 357
Quality of Private Schools 57 23% 146 60% 40 19% 243
Cable Television E 11% 148 46% 136 43% 319
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Table 4: OVER 65 YEAR OLDS GROUP: Question 2: How would you rate the following
programs and services?

Could be
Excellent Average  Mi— Total 4 of
#of % of # of % of #of % of |Responde
Respond|Respond |[Respond [Respond |Respond |Respond nts

ents ents ents ents ents ents
Recreational Activities 132 47% 135 41% 40 12% 327
Senior Support Services 176 53% 118 36% 35 11% 329
Recreational Activities for 12 30% 127 53% 41 17% 240
Children
Recreational Activities for 69 28% 134 54% 45 18% 248
Families
Police Department 289 75% 71 19% 24 6% 384
Fire Department 321 83% 57 15% 9 2% 387
Transportation 158 48% 112 34% 59 18% 329
Garbage/Recycling 201 53% 120 32% 56 15% 3717
Maintenance of Roads and 91 26% 151 43% 111 31% 353
Streets
Maintenance of Sewers 100 28% 175 49% 83 23% 358
Building Code Enforcement 80 25% 116 37% 118 38% 314
Zoning Laws 64 23% 136 50% 74 27% 274
Quality of Parks and 147 45% 141 43% 41 14% 329
Recreational Facilities
Quality of City Buildings 73 25% 146 50% 73 25% 294
Quality of Public Schools 33 11% 100 32% 179 57% 312
Quality of Private Schools 87 38% 113 49% 29 13% 229
Cable Television 45 20% 88 38% 96 42% 229

17
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Table 5: ALL RESPONDENTS: Question 2: How would you rate the following programs

and services?

Could be
Excellent Average  — Total # of
# of % of # of % of # of % of |Responde
Respond|Respond |[Respond [Respond |[Respond {Respond nts

ents ents ents ents ents ents
Recreational Activities 326 45% 313 43% 89 12%
Senior Support Services 358 49% 293 40% 80 11% 133
Recreational Activities for 220 30% 365 50% 147 20% ME Y
Children
Recreational Activities for 199 26% 385 51% 169 22% 08
Families
Police Department 651 66% 253 26% 85 9% 989
Fire Department 731 75% 221 23% 23 2% 975
Transportation 369 44% 338 41% 127 15% 834
Garbage/Recycling 425 43% 353 36% 205 21% 983
Maintenance of Roads and 237 25% 404 43% 309 33% 950
Streets
Maintenance of Sewers 242 26% 436 48% 238 26% 916
Building Code Enforcement 200 24% 368 44% 276 33% 844
Zoning Laws 141 19% 436 59% 168 23% 745
Quality of Parks and 376 42% 404 45% 123 14% 903
Recreational Facilities
Quality of City Buildings 166 20% 452 54% 224 27% 842
Quality of Public Schools 62 7% 245 28% 573 65% 880
Quality of Private Schools 191 31% 327 53% 95 15% 613
Cable Television 106 15% 323 44% 297 41% 726

RETAIL REDEVELOPMENT

Those surveyed were also questioned about the possible redevelopment of a specific

retail area in the City of Maple Heights. Respondents were asked to select one (1) retail

area in the community to be redeveloped if the City was awarded federal money. By a

narrow margin, Southgate USA topped the people’s choice, receiving 31% of the votes.

Broadway Avenue between Libby and Rockside received slightly less than Southgate

with 29% of the votes. Table 5 on the following page shows the number of votes from all

the respondents who placed a vote for a preferred retail area.

Pflum, Klausmeier & Gehrum Consultants, Inc.
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Table 6: If the City was awarded federal money to redevelop one (1) retail area in the
community, what area would you like redeveloped?

Location ReSpiﬁcﬁen f % of Total

Intersection of Broadway and Libby 168 17%
Road
Broadway Ave. (btw. Libby and 285 29%
Rockside)
Warrensville Road 30 3%
Intersection of Libby and Lee Roads 88 9%
Broadway Ave. (N. of Libby Road) 55 6%
Southgate USA 300 31%
Northfield Road 53 5%

B TOTAL 979 100%

INCOME DEMOGRAPHICS

In order to gain insight to basic demographic information, respondents were also

questioned about their household income. Those respondents who answered this question

showed typical income distribution for their respective age groups. Charts 5-6 illustrate

the household income distribution levels for the three age groups.

Pflum, Klausmeier & Gehrum Consultants, Inc.
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Chart 5: Household Income Levels for the Under 40 Year Olds
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Chart 7: Household Income Levels for the Over 65-Year Olds Group
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Chart 6: Household Income Levels for the 40-65 Year Olds Group
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LENGTH OF RESIDENCY IN MAPLE HEIGHTS

Respondents were asked how long they have lived in the City of Maple Heights. When
broken down by age groups, this information conveys a better illustration of the age of
people moving into Maple Heights. The majority (67%) of Under 40 Year Old household
have moved into the City within the last ten (10) years. Of the 40-65 Year Old Group,
31% have lived in Maple Heights for 31 or more years. This middle-aged group has a
relatively even distribution between all the length of residency divisions. The large

majority (83%) of the Over 65 Group have lived in Maple Heights for 31 or more years.

Table 7: Question 8—How long have you lived in Maple Heights?

Years Lived in Maple Heights
Age Group 0-5 6-10 11-20 | 21-30 31+
42 24 11 16
Under 40 94| %| 53| %| 25| %| 13| 6%)| 35| %
15 14 23 17 31
40-65 58| %| 57| %| 88| %| 65| %|119] %
12 83
Over 65 4/ 1%| 4[ 1% 12| 3%| 45| %|323| %
~ TOTAL| 156 %]| 114] %|125] %|123| %|477| %

KEY ISSUES

Throughout the survey, respondents were given chances to make comments and offer any
suggestions, good or bad, that would aid in Maple Heights service to themselves and the
rest of the community. Numerous people took advantage of this opportunity to express

their gratitude, hardships, concerns, and new ideas for the City to consider.

The greatest and most prevalent concern of those surveyed is the perception of the
transitional phase that Maple Heights is seen to be experiencing. Many commented about
old friends moving out of their neighborhoods and, from that, the lack of community
“togetherness.” Many expressed concerns that they did not know whom their neighbors
were anymore. Comments of the lack of property care/maintenance and the number of
homes for sale signs on their streets is raising concern for property owners. (As of 1998,

Maple Heights for the first time permitted the usage of “Home for Sale” signs.) Some
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believe that because of the increase of houses up on the market, property values are either
going down or have become stagnant. Analysis of actual data reveals no increase in the

number of home sales and a continued increase in residential values.

The transitions occurring in the residential neighborhoods are similarly being seen in
most of the commercial areas in the community. The respondents are concerned about the
neglect and vacancies occurring in the retail areas. Many see a need for quality shopping,
grocery store, and full-service restaurants. The transitions occurring in Maple Heights’
retail districts are typical and are a common result of the current overdevelopment of

retail space within the region.

PERFORMANCE ISSUES

Respondents had many comments pertaining to numerous services and programs offered
by the City of Maple Heights. The largest subject of comments was the garbage service.
The main comments concerning the garbage service were its irregularity of pick-up times
and amount of trash strewn all over the roads and yards by the garbage men. Times of
pick-ups were noted to vary as early as 5am to as late as Spm for the same route. The lack
of proper trash removal was not just a concern of “I don’t like how it makes my property

look,” but a concern of “I don’t like how it makes my community look.”

The City also provides several services that received extremely positive comments.
Services provided by Fire, Police, and EMS received many positive comments, especially
quick response time. Keeping these services strong is very important to residents.
Additionally, comments surroun_ding the high quality of the City’s Mayor were abundant.
Many gave their thanks and gratitude for allowing their voices to be heard through this

survey. Allowing their voices be heard gave respondents a very positive view of their

City.

Many also feel the need for the cable market to be open to competition. Respondents are

somewhat satisfied with their cable service. However, they also feel that only having one
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cable company to choose from leads to higher cable prices and would like to be able to

choose which provider suits them.

Regarding traffic, there were many comments on the need to address speeding in the
residential areas. Residents requested additional police enforcement as well as looking

into a variety of “traffic calming™ approaches.

LAND USE ISSUES

Those responding to the survey felt a need for the City to invest money into Maple
Heights’ commercial areas. In order to enhance the City’s image, the deteriorating
commercial areas are seen as needing improvement. The lack of quality stores,
restaurants, and grocery stores were cited as concerns. Commercial areas are considered
to be visually cluttered and in need of a major facelift. Again, deteriorating retail districts
is a common problem for many cities due to the private overinvestment in new retail

sites.

A recreational/civic/community center to serve all ages for Maple Heights is considered
as a high priority for current residents. The old West Junior High site was suggested to be
redeveloped into the desired civic/community center or a possible assisted living facility,
according to the comments given. Many consider this property to be an eyesore for all
those living in Maple Heights, especially those on the west side. Under the School Board
auspices, the West Junior High may be considered as a charter school in order to provide

additional educational options.

The issue of a year-round recreation/civic center is desired by all the age groups
surveyed. Some programs residents would like to see offered in the community center
include adult education, a dance club for teens, indoor sports for teens, singles activities,

police-youth mentoring program, and low-cost exercise classes.

An assisted living facility would benefit the older aging community within Maple

Heights. Considering that 78% of Maple Heights residents are over forty years old and
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perhaps looking to stay in Maple Heights, the recommendation to encourage development

of such a facility should be studied further by the City.

INTANGIBLES

The residents of Maple Heights, for the most part, love their city and their
neighborhoods. Those who returned the survey offered many good suggestions to
reinforce “community spirit.” One of the great suggestions offered by several respondents
was to start a community pride program which could sell “Maple Heights™ T-shirts,
sweatshirts, mugs, towels, and similar merchandise featuring a Maple Heights logo. With

this, a community wide contest could be held to gain ideas and concepts for a City logo.

Other suggestions made to break the transitional barriers that the community members
are feeling were to continue having and improve the marketing of city-wide garage/yard
sales, Maple Heights “Home Days”, and to institute community block parties, block
groups, neighborhood watch programs, a community bulletin of current events and news,

and town meetings.

RELATION OF SURVEY RESULTS TO DEVELOPMENT OF THE MASTER PLAN

As stated in Chapter 1, the results of the Survey can be used to help guide local
administrative and budget priority decisions. With specific regard to the Master Plan, it
is important to use the survey results to strengthen community assets that attract new
residents and businesses to the City. It is clear that the City’s convenient regional
location and the perception of quality, safe, yet affordable residential neighborhoods are
key marketing assets. Putting increased emphasis on maintaining the existing housing
stock and creating new opportunities for residential construction must be a focus of the
Master Plan. The importance of Parks and Recreation facilities to the under 40
homebuyer is also evident from the survey. The importance of well-maintained
neighborhoods is clear when reviewing quality ratings of City services and programs.
Residents see the importance of neighborhood road maintenance and increased code
enforcement to continued property value appreciation. The recommended

implementation programs of the Master Plan recognize these issues.
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The survey results also indicate that targeting improvements within the commercial
districts is an important factor of supporting strong neighborhoods. Also, residents have
noted the importance of a re-vitalized Southgate area to community viability.
Opportunities to continue to work cooperatively and aggressively with the private sector
for ongoing reutilization of “Big Box™ retail within the Southgate area should be a
priority of the City administration as well as the County Planning Commission. Road
improvements such as those programmed for Northfield Road are an important element

of re-investment for this area.

Other commercial areas redevelopment such as for Lee Road and Broadway should not
be targeted to compete with the Southgate area big-box retail predominance, but rather
focus on the neighborhood retail and service needs of the community and the pedestrian-
friendly connections to the existing residential neighborhoods. To that end, auto related
sales and services which have large spatial needs and are geared to vehicular rather than
pedestrian traffic should be excluded from neighborhood business district development

concepts.

Residents see the creation of a Community Center as an important aspect of future public
investment. This presents the City with the opportunity of combining this investment
with the goal of revitalizing the Broadway Corridor. The development of a Community
Center or other public administration facility along the Broadway Corridor would act as
an incentive for private re-investment in the Corridor. All future public investment,
including such public facilities as the proposed new Post Office should be targeted to
achieve the goals of eliminating existing deteriorated or economically obsolete uses as

well as encouraging private investment along key community corridors.

The surveys indicated concern on the part of residents about the quality of industrial uses
within the City and the importance of buffering incompatible industrial uses from
residential areas. The Master Plan addresses this issue with recommendations on

improving the zoning regulations for industrial uses, establishing industrial zone
P g g reg g
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performance standards, controlling the location of industrial uses with extensive outdoor
storage needs, and setting employment and quality criteria for the use of industrial tax-

abatement programs.

The importance of quality neighborhoods and City services to continued community
market investment is clear from reading the comments of newer community residents.
Providing high quality services and programs, particularly to the high percentage of older
Maple Heights residents requires increasing financial resources. Residents particularly
noted the importance of neighborhood street maintenance, recreation facilities and code
enforcement. The City has created priority lists to address these issues, but has been
unable to fund these projects due to limited new revenue sources. This emphasizes the
importance of aggressively seeking and utilizing County, State and Federal grant funds to
address other capital improvement needs such as sewer projects, major road intersection
and signalization projects, commercial corridor streetscape improvements etc. As a
continuation of past policies, the City should seek to maximize its available funds by
seeking other governmental or private matching funds as was done for example on the

Broadway Streetscape project.

The impact of the school system on future community investment was recognized in the
Resident Surveys. As a factor for residential decision making it has a much higher
negative effect than in the past. While 40% of the residents over 65 years of age said the
schools were the reason they moved to Maple Heights, only 16% of those residents under
40 years of age felt it was a positive factor. The City not only needs a strong school
system for residential marketabi_lity, it also needs an open, ongoing relationship with the
School Board for resolution of tax abatement issues, joint property development
opportunities and collaborative provision of community education and recreational
programs. The City administration and the School Board should seek to strengthen

cooperative relationships for the betterment of both groups.
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APPENDIX TO CHAPTER 2

Copy of Resident Survey
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1.

Maple Heights Master Plan
Residential Survey

The City of Maple Heights is concerned about its image. Please answer the following questions so
that we know how you feel about our City.

(a) In your opinion what are the three most appealing aspects of living in Maple Heights?

(b)  What are the three least appealing?

(c) Why did you move here?

(d) What initially attracted you to the City of Maple Heights? (Check as many as apply)

School System Good Services Close to Shopping
Price of Homes ___ Recreational Activities Close to Church
Attractive Homes  Friendly People Close to Family
Low Taxes Good Neighborhoods Close to Work
Other(s)

Comment:

How would you rate the following programs and services?
Excellent Average Could be Improved
Recreational Activities for Seniors
Senior Support Services
Recreational Activities for Children
Recreational Activities for Families
Police Department
Fire Department
Transportation (Maple Transit)
Garbage/Recycling Services
Maintenance of Roads and Streets
Maintenance of Sewers
Building Code Enforcement
Zoning Laws
Quality of Parks and Recreational Facilities
Quality of City Buildings
Quality of Public Schools
Quality of Private Schools
Cable Television
Other(s)
Comment




3. The City of Maple Heights is carefully reviewing the budgets for various programs and services.
Which of the following programs and services are most important to you and the members of your
household. (Please rank the following, using “1” for the most important, through “16” for the least
important, etc.)

Recreational Activities for Seniors Senior Support Services

Recreational Activities for Children Recreational Activities for Families
Police Department Fire Department

Transportation (Maple Transit) Garbage/Recycling Services
Maintenance of Roads and Streets Maintenance of Sewers

Building code Enforcement Zoning Laws

Quality of Parks and Recreational Facilities Quality of City Buildings

Quality of Public Schools Quality of Private Schools

Other(s)

Comment:

4. What type of services or programs would you like the City of Maple Heights to offer? (Please be
specific)

5. If the City was awarded federal money to redevelop one (1) retail area in the community, what area
would you like redeveloped?

Intersection of Broadway and Libby Road Broadway Ave., (N. of Libby Road)
Broadway Ave., (between Libby & Rockside) Southgate USA

Warrensville Road Northfield Road

Intersection of Libby and Lee Roads

Why?

6. Please add any comments you would like regarding the management of city services or programs
(Good or Bad):

7. Age of individual(s) in the household:

Household $20,000 or less $20,001 - $35,000 $35,001 - $50,000
Income: $50,001 - $65,000 $65,001 - $$80,000 $80,001 and up

8. How long have you lived in the city of Maple Heights:

9. Street Name:

(Optional)
Please respond by Monday, September 20" to: PKG Consultants, Inc.
c/o City of Maple Heights
Dept. of Economic Development
City Hall

5353 Lee Road
Maple Heights, OH 44137
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Chapter 3: Data Analysis

With the goals of the community established through the Sub-committee and Resident
Survey process, the existing land use, economic and investment trend data was analyzed

to provide the most effective direction for the Master Plan Implementation Program.
PKG reviewed the following data:

- Property Tax Valuation Assessments by Land Use Type, 1983-1998
- City Fund Revenue Sources and Expenditures (1995-1998)

- Property Transfer and Value Data (19990-1998)

- Vacant Land Location and Value by Land Use Type

- Home Purchaser and Seller Location Data (1988-1998)

- Property Tax Delinquencies (1988-1998)

- Property Rehabilitation Investment Data (1990-1998)

- Redevelopment Program Participation Data (1994-1998)

- Code Enforcement Inspection Request (1994-1998)

The result of this analysis is summarized in this Chapter.

DEMOGRAPHIC TREND DATA

Population

As this project is being completed just prior to the 2000 Census, much of the population
data available is unreliable. The 1990 Census showed Maple Heights with a population
of 27,089. The 1998 estimate from the State of Ohio Statistical Service shows the current
population to be 25,302, a decrease in population of 6.6%. This continues the decreasing
population trend that was established in the 1980-1990 census period when the
population declined from 29,735 to 27,089 (a decline of 8.9%).

The proportion of elderly residents has been increasing: from 13.5% of the population in

1980 to approximately 26% in 1998. The vast majority of persons over 65 years of age
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have lived in Maple Heights for over 30 years. This aging demographic has several
implications for the Master Plan. The first is that there will be an increasing need for
housing designed to meet the assisted living demands of seniors. The second is that, as
the large number of older home-owners seek different housing options, there will be
increasing numbers of existing single family homes being placed on the market. If there
is not a continued strong demand for these houses, residential property values may begin
to show depreciation. Also, the increasing amount of single person older households
(estimated at over 3,000) will place additional demands on city elderly support services

and home maintenance support demand.

Housing

The health of residential neighborhoods is critical to the City’s financial well-being. The
City has approximately 10,700 residential units, 85% of which were owner-occupied,
single family units in 1990. In the past five years only 10 new residential units were built
within Maple Heights. With the initiation of the Valley Ranch Estates subdivision in
1998, 30 new single family lots are available for construction. This subdivision, the
Watercrest Estates and Longvail subdivision are the only 3 new residential subdivision
areas within the City. This prevents the City from offering alternative housing choices
for middle-aged, higher income residents who wish to stay in Maple Heights. As stated
previously, it will become increasingly important for Maple Heights to attract buyers for
the homes of existing elderly residents. At present, the City requires a residential point of
sale inspection, but it does not have a program in place to register or inspect residential
homes that are now being utilized as rental units. Data on the amount of and location of
rental single family units will be an important housing statistic for Maple Heights to track

in order for its ongoing property maintenance programs to be effective.

The trends in residential property sales are contained in this Chapter. The summary is as

follows.
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Residential Transfer Number

Between 1987 and 1998 the amount of single family residences sold each year in
Maple Heights has been relatively constant, ranging from 424 units per year to
534 units per year (see Table 1 and Map 1.1997 Residential Property Transfers).
What is not known is the number of units which were taken off the sales market

and changed to rental housing.

Median Selling Price (See Table 2)
The median selling price has increased from $52,000 in 1987 to $75,000 in 1997,

an increase of 44% in ten years. When inflation is factored in, the increase is
substantially less but still showing overall appreciation. When compared to other
similar suburban communities such as Garfield Heights and Euclid, the residential
value appreciation is in the lower range. This is partially due to the lack of

available land for new housing.

High Risk Mortgages

The number of high risk mortgages (those with less than 5% downpayment) has

decreased in the last ten years. This data was reflected in the strong percentage of

new upper-middle income homebuyers as shown in the Survey results.

Internal Market Demand (Tables 6 to 15)

In 1987, 34.7% of all home purchasers in Maple Heights were existing residents
of the City. By 1997, this number had dropped to 12.8%. Reviewing the data on
properties sold vs. properties bought in Maple Heights by existing residents, there
has been a substantial increase in the difference between the house sold and the
new home purchased within Maple Heights. In 1999, the average Maple Heights
resident sold a home valued at $66,2781 and purchased a home in Maple Heights
for an average price of $86,500. This further indicates the demand for higher end

housing.
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Since 1987 there has been a steady trend of home sellers moving to suburban
Summit County communities. This is a further indication of the need to develop
new sources of middle income housing to meet the demand of existing residents.

This is a critical income tax base for the City to retain.

Code Enforcement Records

Complaints received by the Building Department related to residential property
maintenance have increased from 820 in 1994 to 1088 in 1998. This increase has
occurred despite a dramatic increase in overall property maintenance Code

Inspections (1991 = 2210, 1998 = 8945).

CURRENT CITY PROGRAMS

In response to the need for continuing residential reinvestment, the City offers a wide

range of support services and programs including:

° Exterior Maintenance Grant Program

° Low interest Home Improvement Loans for both single family and rental
property through the Cuyahoga County Home Enhancement Loan Program,
Linked Deposit Programs and through the United Labor Agency

o Emergency Home Repair Loans

o Home Energy Assistance Programs to assist low-income residents with
heating and cooling expenses

° Home Weatherization assistance grants

o Ohio Energy Credﬁs Program to assist elderly or disable citizens in paying

a portion of heating costs in winter months

° Public Assistance Sidewalk Repair Program
o Free Tool Rental program for use in home repair
o Home Improvement Repair Seminars
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A review of these programs indicates that there is high demand for these programs which
often outstrips the available resources. The availability of these programs plays a vital
role in keeping Maple Heights strong in the regional market. The survey revealed a high
number of multi-generational families within Maple Heights where children of elderly
home owners had moved back to the City to care for their parents. With the absence of
newer alternative housing options within Maple Heights, additions to existing structures
and modernization of homes becomes of great importance. Financial incentives for
existing home improvements helps to offset the incentives to move to areas offering

greater housing type options.

As stated previously the City does not target specific areas for housing program use. This
approach should continue as residential rejuvenation needs to occur continually
throughout the entire community for both owner-occupied and rental units. Ideally, the
City should have access to a minimum of $850,000 annually for loan buy-down and

matching grant residential rehabilitation.

The importance of property maintenance code inspections was cited throughout the
Resident Survey results. Residents felt regular property maintenance inspections were as

or more important that the current point-of-sale inspections.

Review of the code enforcement inspection data reveals that the majority of the personnel
time is devoted to point-of-sale inspections. Ideally the City should have adequate
resources to routinely inspect all City exterior residential structures on a sidewalk survey
basis every two years with full rental property code inspection at least once every three
years. Currently, the rental inspection program suffers in two areas: there are no
ongoing inspections of single family rental properties and there are not adequate
personnel to follow up on the apartment inspections to see that violations have been

corrected.
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Based on our review of similar city housing inspection departments, the City of Maple
Heights requires additional staffing in order to meet the expectations of its residents to

vigilantly maintain its existing housing stock.

Review of property inspection complaint records and point-of-sale inspection reports and
property transfer data indicates that there is no particular geographic area of the City that
is exhibiting property maintenance problems or residential market disinvestment. For
this reason, it is not recommended that housing inspections or housing improvement loan
and grant programs be targeted to certain areas. PKG has conducted a full windshield

survey of the City in order to verify that there were no evident target improvement areas.

(5
Ll
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Kev Financial Indicators

In order to develop a Master Plan that contains strategies for long term community
financial strength, it is necessary to review both the revenue and expenditure trends of the
city and the tax valuation data. Land use and economic development policies will not
achieve the desired goals if they are not grounded in market reality. This section of the
Master Plan looks at the financial trends of the city and identifies future problem areas

that should be factored into the Master Plan policies.

Assessed Valuation

Beginning with the broadest picture, between 1983 and 1998 residential assessed
property values increased 4.6 percent when adjusted for inflation. The commercial tax
base increased 28.1 percent while the industrial tax based decreased 26.2 percent. These
trends can be witnessed when looking at the property tax and income tax trend data.
Over the past five years both property taxes and income tax revenues are relatively flat
despite the substantial increases in big box retail represented by the Southgate
development area. Residential property represents approximately 77% of the total real
estate tax basis value. With no real appreciation in this predominant real estate category,
property tax revenues will remain flat or even decline. Further impacting these trends is
the fact that the State is considering elimination of the real property inventory tax for
businesses as well as reducing the public utility tax rates. These two categories represent
approximately $830,000 of the Auditor’s 1999 estimated real estate tax revenues for

Maple Heights of $5,460,000 — a potential 15% decline in revenues.

TABLE 16
Tax Valuation Comparison
1995-1998
1995 1998 Value Change % change
Residential 209,613,540 233,285,480 23,671,940 11.3
Commercial/Industrial 64,823,650 75,626,350 10,802,700 16.7
Public Utilities 21,674,310 19,612,920 -2,061,390 -9.5
Tangible Personal Property 36,672,974 35,777,462 -895,512 2.4
Total 332,784,474 364,302,212 31,517,738 e
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The Auditor’s estimates for 1999 revenue collections are as follows:

Residential real estate 3,499,283

Commercial/Industrial 1,134,396

Public Utilities 294,193

Tangible personal property 536,660
(inventory)

Total Real Property Tax Valuation $5,464,532

These estimated revenues represent a $1,139,764 increase over collections for 1998
($4,324,768). However this increase is primarily a result of the new police and fire levies
passed in November 1998 by the voters of Maple Heights (which will generate

approximately $900,000 in new tax revenues).

Income Tax

The income tax generation data for the last six years is as follows:

1994 $5,862,211
1995 $5,755,233
1996 $5,848.260
1997 $5,670,066
1998 $6,289,530
(est.) 1999 | $6,500,000

Income tax revenues have increased approximately 14.6% over the last two years,
however this reflects primarily increases in the individual resident accounts. Resident
accounts increases represent 61% ($215,000) of the 1998 income tax revenue increases.
These increases are due to new higher income residents within Maple Heights. As older
home-owners seek other housing options, there will be increased income generation from
the residential category. Corporate net profits income taxes represented only a $7,000

increase.

Income tax gains from the new Big Box retailers such as Home Depot, K-Mart, Pets-mart
etc. have not been able to offset the past losses in the industrial and office job sector. A
review of the top income tax payers for 1998 in Maple Heights (see Table 17) shows only
one retail business, K-Mart, which generated only $50,292 or 0.7% of the $6,289,530

income tax revenues.

Pflum, Klausmeier & Gehrum Consultants, Inc. 35



City of Maple Heights
Strategic Master Plan

As stated previously, this data further emphasizes the need to focus on strong
neighborhood revitalization and achieving maximum profitability from underperforming

commercial and industrial areas.

Intergovernmental Transfers

Intergovernmental transfers such as gasoline taxes, local government assistance fund and
license taxes, while increasing $590,500 from 1997 to 1998, have actually decreased
when reviewed over a 5 year period. Thus, outside funding sources have not kept pace
with increasing revenue demand. If population decline continues, these

intergovernmental sources will further decrease.

Summary Of Financial Resources

Summary of Financial Resources

1994 % of Total 1998 % of Total

Property Taxes $3,951,249 22.4 $4,288,530 24.6

Income Taxes $5.862,211 B2 $6,289.530 36.0
Other Local Taxes $18,132 $3,166

Intergovernmental $5,107,798 28.9 $4,005,154 229
Charges for Service $835,450 $874,000
Fees/Permits $443,459 $773,658
Fines $364,005 $478,738
Special Assessment $222,642 $142,084
Interest Income $320,736 $362,495
Miscellaneous $520,216 $243,534
$17,645,898 $17,460,889

Governmental Expenditures

While revenue sources have remained relatively constant over the last five years,

governmenta!l expenses have been increasing in key categories.
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1994 1998
Security 6,345,162.00 7,694,737
Public Health 60,138 69,890
Leisure Time Activities 1,203,636 1,552,711
Community Development 461,577 509,261
Basic Utility Service 1,305,515 1,078,290
Transportation 1,466,984 867,744
General Government 2,289,843 2,592,555
Capital Outlay 3,002,079 2,097,436
Debt Service 1,481,572 6,148,436 *

17,616,506.00 22,611,060

* Increased Debt Service due to advanced refunding of 1991 General Obligation Bonds.

As can be seen, the greatest increase has been in the Police and Fire Security category.
This increase is actually very modest when compared to other municipalities. In the last
four years, security costs have increased an average of 5.3% a year. Many municipalities
are witnessing costs of over 9% a year. Police, Fire and EMS services were all rated as
extremely important in the Residents Survey. Residents showed their support for safety
forces in their 1998 Police and Fire levy approvals. Funds spent supporting Police
activities have a positive effect on residential investment and are an important component
of continued neighborhood revitalization. What is notable in the expenses is the
reduction in transportation and capital outlay. Reduction in these areas has been caused
by simple unavailability of fund sources. Residents noted these decreases in road

improvements as an area of concern.

Maple Heights is experiencing revenue and expenditure trends consistent with other first-
ring suburbs, namely that new income sources are needed to maintain and upgrade aging
infrastructure. The Master Plan focus must be on attracting solid income residents for its
residential neighborhoods while targeting public and private commercial investment in a
manner that enhances neighborhood strength and provides opportunities for organized,
higher income generating private investment. Because of the limited discretionary
financial resources of the City, municipal policies must focus on strategies that do not

require large up-front capital investment without concurrent private sector involvement or
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guarantees. Parcel assemblage for new residential and commercial development must be
geared toward specific end-user needs. Investment locations for major public buildings
should accomplish secondary private investment incentives such as removal of obsolete
or blighted structures. Most importantly, in order to maximize the use of scarce
resources, the City should continue to aggressively seek and utilize State and Federal

Matching funds to address capital infrastructure needs.

Existing Land Use

Documentation of existing land use is critical to the development of sound land use and
zoning policies for the City of Maple Heights. Existing land use provides a snapshot of
how the land in the City is currently being used. This snapshot is useful in determining

existing incompatible land uses as well as locating areas for future development.

PKG prepared a land use map for the City of Maple Heights by cross-referencing current
tax maps with the City of Maple Heights parcel database that is currently maintained by
the Housing Policy Research Program at the Levin College of Urban Affairs at Cleveland
State University. The database contained detailed information for each parcel such as
permanent parcel number, parcel address, current owner, owner address, land use code,
lot size, and taxable estimated value (or tax-exempt value) of land and buildings. The
resulting land use was based on available data and created by color-coding a digital
parcel map of the city of Maple Heights (see Map 2 Existing Land Use). The results were

verified by field-checking existing land use through a ‘windshield survey’.

The database contained seventy-five (75) numerical land use codes; these are organized
into the following categories: In&ustrial (3000 series); Commercial (4000 series);
Residential (5000 series); Exempt (6000 series); Land Banking/Tax Abatement (7000
series); and Ultilities (8000 series). Table 18 lists the specific land use types by code.
Parcel data were then sorted by the land use codes in order to determine the land use

acreage and percentage of land use by category.
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According to the available data, the City of Maple Heights is comprised of the following

land use categories:

Industrial uses: 122.2 acres 5%
Commercial uses: 300.1 acres  13%
Residential uses: 1,691.5 acres 73%
Exempt uses: 156.4 acres 7%

Land bank: 4.5 acres less than 1%
Utilities 34.3 acres 1%

2,309 acres  100%

These figures do not include public rights-of-way such as City streets and Interstate 480.
Note, however, that these figures provide only a snapshot of land use by category total.
Each category contains a specific land use classification for Vacant land (i.e. ‘Vacant
Industrial Land’). According to the database, Vacant Land classifications comprise the

following totals:

Vacant Industrial Land: 68.0 acres 56%  (of Industrial category)
Vacant Commercial Land:  68.4 acres 23%  (of Commercial category)

Vacant Residential Land: 1459 acres 9%  (of Residential category)

2823 acres 12% (of City total)

It is important to consider when reviewing the above totals of vacant land, that although
the aggregate figure may accurately reflect the Citywide total for vacant land, the land
classifications themselves (Vacant Industrial, etc.) represent a somewhat arbitrary
classification. In other words, the term “Vacant Industrial Land” may only mean that the
land in question may be located near existing industrial uses. For specific acreage figures
for development and/or redevelopment proposals, prospective developers should consult
the City of Maple Heights Department of Economic Development Inventory of
Developable Properties. This inventory is described in greater detail in Section 4 of this

Master Plan.
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In terms of existing land use patterns, the City of Maple Heights can be described as

follows:

Industrial uses: The City is roughly bisected from the northwest to the southeast by the
Norfolk and Southern Railroad right-of-way. The railroad parallels Broadway Avenue.
The majority of land uses within the Industrial category are located along the western
edge of this corridor on Dunham Road and North and South Industrial Avenues.
Commercial uses: Retail-oriented land uses within the Commercial category are
primarily located along the major thoroughfares such as Broadway Avenue, Libby Road,
Lee Road, Northfield Road, Warrensville Center Road, and the Southgate U.S.A.
complex. Several multi-family residential land uses are also included in this category, and
are located along or near Lee Road, Maple Park Drive, Maple Heights Boulevard, Libby
Road, Warrensville Center Road and Northfield Road. Large-scale commercial
warehouses and distribution facilities are located in the vicinity of the Lee Road/Rockside
Road intersection.

Residential uses: This category includes single-, two-, and three-family dwellings. By
far, single-family residential uses are the predominant land use within the City of Maple
Heights, and are found on nearly every street.

Exempt uses: This category includes land uses owned by the State of Ohio, Cuyahoga
County, the City of Maple Heights, the Maple Heights Board of Education, various
charitible organizations and churches. These uses are located throughout the City, and

also include City parks.

Land Banking: This category includes properties currently owned by the City of Maple
Heights. The Land Bank program is described in greater detail in following sections.
Utilities uses: Included in this category are electrical, natural gas, and telephone

facilities, as well as railroad rights-of-way.

This depiction of existing land use patterns provides an analytical framework that will be
used to determine in greater detail those areas which provide appropriate development

and/or redevelopment opportunities.
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Inventory of Potential Development Sites

The City of Maple Heights Department of Economic Development maintains a current
list of properties that present opportunities for economic development and/or

redevelopment. The list provides an inventory of the three (3) following categories:

= Raw Land;
=  Available Office and Industrial Space; and

* Available Commercial Space.
Also included on the inventory list are the following:

= Parcel address;

= Available acreage (if applicable);

= Available square footage (if applicable);
= Property description;

= Sale price (if applicable);

= Lease price (if applicable); and

= Contact person and telephone number.

As of October, 1999, there are six (6) parcels of raw land totaling more than one-
hundred-and-forty-three (143) acres in the City of Maple Heights (see Table19). Four of
the sites are large tracts located within or near existing industrial areas such as Broadway,
Pennsylvania Avenue, and the Norfolk & Southérn Railroad right-of-way. The remaining
two (2) consist of outparcels located on Warrensville Center Road and Libby Road in the
immediate vicinity of the Southgate U.S.A. complex. These parcels will be discussed in

greater detail in the Chapter ‘Land Use Concept Areas’.

In terms of available office and industrial space, there are twelve (12) individual sites that

offer a Citywide total of nearly 244,000 square feet. These sites are also primarily located

Pflum, Klausmeier & Gehrum Consultants, Inc. 41



City of Maple Heights
Strategic Master Plan

within or near existing industrial areas on North and South Industrial Avenues, Dunham
Road, and Rockside Road. Several, though, are located in existing commercial/office

areas on Lee and Warrensville Center Roads.

There are at least another 100,000 square feet of commercial space on thirty-one (31)
sites in various locations throughout Maple Heights. All of the sites are located in
existing commercial areas along Broadway Avenue, Dunham Road, Granger Road, Lee

Road, Libby Road, Northfield Road, and Warrensville Center Road.

Put simply, Maple Heights is challenged by an extraordinary amount of development
opportunities in terms of raw land and available office, industrial and commercial space.
In order to achieve the Community Vision stated in this Master Plan, in which the City of
Maple Heights is economically strong, has vibrant commercial districts, and is infused
with community pride and identity, it is absolutely critical that the City create
opportunities for private, targeted investment through the judicious use of local, state and
federal programs. This redevelopment strategy is discussed in greater detail in the

following sections.
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TABLE I
Maple Heights
Real Estate Transfers 1987-1998
Year # of Transfers
1087 446 . -
1988 545 Residential Real Estate Transfers
1989 502
1990 499 "
1991 424 8
1992 459 e
1993 509 =
1994 590 | =
1995 568 |
1996 511 |
1997 568
1998 534 |
Total 6155 '
TABLE 2

Maple Heights Single-Family Sales

Year No. Median
Sales Price
1997 541 $75,000
1996 482 $74,000
1995 536 $69,900
1994 556 $67,900
1993 494 $65,000
1992 438 $63,500
1991 404 $61,550
1990 453 $59,000 "
1989 443 356,000
1988 508 $52,700
1987 421 $52,000

Source: Cuyahoga County Auditor's Deed Transfers
Prepared by: Housing Policy Research Program, CSU
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TABLE 3

City of Maple Hts
Price Distribution of Single-Family Sales, 1996 & 1997

Price ---- 1996 ---- - 1997 ---- ---- Com
Range No. % No. % No.
Less Than 20K 0 0.0 1 0.2 1
20K-30K 4 0.8 2 0.4 6
30K-40K 10 2 4 0.7 14
40K-50K 23 4.8 25 4.7 48
50K-60K 48 10.0 34 6.4 82
B0K-70K 95 19.8 111 20.7 206
70K-80K 165 34.4 173 32.3 338
80K-90K 93 19.4 93 17.4 186
90K-100K 27 5.6 52 9.7 79
100K-110K 6 1.3 29 54 35
110K-120K 3 0.6 3 0.6 6
120K-130K 4 0.8 T 1.3 11
130K-140K 1 0.2 0 0.0 1
180K-190K 0 0.0 1 0.2 1
TOTAL 479 100.0 535 100.0 1014

Source: Cuyahoga County Auditor's Deed Transfers Files.
Prepared by: Housing Policy Research Program, CSU.
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City of Maple Hts

TABLE 4

Stock of Single-Family Homes, Characteristics, 1997

Characteristic
Year Built
Living Area (sq. Ft.)

Parcel Size (sq. Ft.)
Parcel Size (acres)

Source: Cuyahoga County Auditor's Characteristics File.

All
Properties
Average Median
1950 1951
1173 1151
6992 5625
0.16 0.13
n=9376

Prepared by: Housing Policy Research Program, CSU.

TABLE 5

City of Maple Hts

Stock of Single-Family Homes, 1997

All
Properties
Type No. %
BiLevel 120 1.3%
Bungalow 5623 60.0%°
Colonial 1400 14.9%
Ranch 2034 21.7%
Split 164 1.7%
Other 32 0.3%
TOTAL 9373 100.0%

Source: Cuyahoga County Auditor's Characteristics File.

Sold (96&97)
Properties
Average  Median

1949 1951

1167 1150

6802 5560

0.16 0.13
n=1013

Sold (96&97)

Properties
No. %
7 0.7%
614 60.7%
162 16.0%
207  20.5%
21 2.1%
0 0.0%
1011 100.0%

Prepared by: Housing Policy Research Program, CSU.
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TABLE 6

Movers Into the City of Maple Hts
Places Moved from, Selling/Buying Price, 1987-89

Median Median
Community No.* Selling Purchase
Moved From Moves Price Price
Maple Hts 34 $53,000 $67,450
Cleveland 31 $39,000 $57,000
Bedford 6 $46,750 $50,950
Garfield Hts 6 $55,000 $70,500
All Other Communities 21 $71,000 $56,000
TOTAL 98 $50,000 $60,000

*. Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.

TABLE 7

Movers Into the City of Maple Hts
Places Moved from, Selling/Buying Price, 1990-92

Median Median
Community No. Selling Purchase
Moved From Moves Price Price
Maple Hts 27 $58,200 $68,000
Cleveland 16 $36,250 $62,950
Summit County - 5 $97,250 $57,500
All Other Communities 29 $61,900 $64,900
TOTAL 77 $58,000 $64,900

* Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.
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TABLE 8

Movers Into the City of Maple Hts
Places Moved from, Selling/Buying Price, 1993-95

Median Median
Community No. Selling Purchase
Moved From Moves Price Price
Maple Hts 18 $62,250 $79,900
Cleveland 16 $48,470 $81,700
Summit County 10 $84,500 $73,950
All Other Communities 31 $70,000 $71,000
TOTAL 75 $65,000 $75,000

*. Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.

TABLE 9

Movers Into the City of Maple Hts
Places Moved from, Selling/Buying Price, 1996 & 97

Median Median
Community No.* Selling Purchase
Moved From Moves Price Price
Cleveland 17 $52,000 $78,250
Maple Hts 6 $66,271 $86,500
Garfield Hts 5 $79,500 $94,000
All Other Communities 19 $87,500 $75,900
TOTAL 47 $64,850 $78,500

*. Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.
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TABLE 10

Movers Into the City of Maple Hts*

Characteristic of Properties Sold and Bought, 1996 & 97

Moved From Moved To
Properties Properties
Characteristic Average Median Average Median
Year Built 1941 1948 1956 1956
Living Area (sqg. Ft.) 1320 1209 1160 1437
Parcel Size (sq. Ft.) 9557 5264 8696 6000
Parcel Size (acres) 0.22 0.12 0.20 0.14
Construction Type: No. % No. %
Aluminum 22 46.8% 26 55.3%
Brick 8 17.0% 14  29.8%
Frame 15 31.9% 6 12.8%
Other/Unknown 2 4.3% 1 2.1%
Total 47 47

* Estimate: two-thirds, at most, of actual number.

Source: Amerestate Deed Transfer Records.

Prepared by: Housing Policy Research Program, CSU.
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Movers Out of the City of Maple Hts

TABLE 11

Places Moved from, Selling/Buying Price, 1987-89

Community
Moved To

Summit County
Maple Hts
Parma

Portage County
Seven Hills
Lake County
Geauga County
Solon

Bedford

North Royalton
Medina County
Broadview Hts
Brecksville
Independence
Cleveland
Garfield Hts
Valley View
Walton Hills

All Other Communities

TOTAL

* Sample/Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.

No.*
Moves

104

Median
Selling
Price

$55,000
$53,000
$55,000
$54,500
$56,200
$54,000
$55,500
$60,500
$57,500
$65,250
$55,200
$58,250
$56,000
$67,750
$49,000
$55,800
$65,500
$55,900
$57,250

$55,000

Median
Purchase
Price

$87,470
$67,450
$86,900
$89,000
$110,750
$85,000
$95,000
$108,750
$78,000
$115,000
$84,500
$108,275
$114,000
$109,750
$53,000
$77,500
$166,000
$126,000
$86,750

$89,000
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Movers Out of the City of Maple Hts

TABLE 12

Places Moved from, Selling/Buying Price, 1990-92

Community
Moved To

Summit County
Maple Hts
Portage County
Parma

Solen

North Royalton
Seven Hills
Medina County
Geauga County
Valley View
Garfield Hts
Independence
Lake County
Bedford
Strongsville
Brecksville
Broadview Hts

All Other Communities

TOTAL

* Sample/Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.

No.*
Moves

Median
Selling
Price

$64,000
$58,200
$62,500
$62,700
$66,950
$63,050
$64,000
$68,450
$65,000
$78,350
$60,900
$68,500
$76,000
$62,950
$64,700
$81,500
$69,000
$63,500

$64,500

Median
Purchase
Price

$110,480

$68,000
$114,000
$113,500
$131,950
$138,450
$126,250
$115,750
$117,000
$175,875

$67,500
$121,000
$127,000

$84,500
$127,255
$171,250
$115,000

$89,700

$112,000
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Movers Out of the City of Maple Hts

TABLE 13

Places Moved from, Selling/Buying Price, 1993-95

Community
Moved To

Summit County
Portage County
Parma

Geauga County
Maple Hts
Solon
Broadview Hts
Medina County
Lake County
Bedford
Strongsville
Garfield Hts
Seven Hills
North Royalton
Brecksville
Walton Hills
Independence

All Other Communities

TOTAL

* Sample/Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.
Prepared by: Housing Policy Research Program, CSU.

No.*
Moves

130

391

Median
Selling
Price

$69,900
$72,900
$69,450
$71,950
$62,250
$69,000
$74,000
$65,000
$67,000
$65,000
$70,000
$74,450
$72,250
$78,250
$77,000
$82,250
$76,000
$70,000

$70,000

Median
Purchase
Price

$125,950
$119,000
$115,450
$128,950

$79,800
$126,000
$131,800
$127,450
$122,950

$81,000
$141,500

$87,500
$122,000
$152,500
$168,500
$159,500
$139,900
$125,000

$123,000
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Movers Out of the City of Maple Hts

TABLE 14

Places Moved from, Selling/Buying Price, 1996 & 97

Community
Moved To

Summit County
Portage County
Seven Hills
Medina County
Parma

Geauga County
Bedford
Garfield Hts
Broadview Hts
Maple Hts
Solon

Valley View
Walton Hills
North Royalton
Lake County
Lorain County

All Other Communities

TOTAL

* Sample/Estimate: two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.

No.*
Moves

- A a2 M
00 OO =000

ooy O O @

w
(o))

224

Median
Selling
Price

$77,500
$77,500
$83,950
$76,500
$78,000
$74,700
$65,500
$73,850
$89,500
$66,271
$70,750
$85,250
$93,000
$75,000
$78,000
$82,500
$78,500

$78,000

Prepared by: Housing Policy Research Program, CSU.

Median
Purchase
Price

$137,995
$137,545
$162,500
$130,000
$119,950
$135,000

$82,500

$81,250
$167,365

$86,500
$160,250
$213,500
$166,750
$151,200
$145,000
$110,000
$137,000

$137,495
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TABLE 15

Movers Out of the City of Maple Hts*
Characteristic of Properties Sold and Bought, 1996 & 97

Moved From Moved To
Properties Properties
Characteristic Average Median Average Median
Year Built 1951 1951 1966 1967
Living Area (sq. Ft.) 1185 1155 1643 1540
Parcel Size (sq. Ft.) 6892 5600 23832 14350
Parcel Size (acres) 0.16 0.13 0.55 0.33
Construction Type: No. % No. %
Aluminum 154  68.8% 96  42.9%
Brick 36  16.1% 34 15.2%
Frame 30 13.4% 49  21.9%
Other/Unknown 4 1.8% 45  20.1%
Total 224 224

* Estimate; two-thirds, at most, of actual number.
Source: Amerestate Deed Transfer Records.

Prepared by: Housing Policy Research Program, CSU.
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TABLE 17

Top Ten Income Tax Rate Payers
31 December, 1998

Taxpayer

Maple Heights Board of Education
Tops Markets, Inc.

Cuyahoga County Auditor

United Staffing of America

Metal Processing Corporation
Beverage Management Co.
Ameritech

Alpha Heat Treating Co. Inc.
K-Mart

Riser Foods Company

Source: Regional Income Tax Agency

Withholding Taxes

Reported
$283,639
234,617
184,154
141,949
127,193
69,553
64,979
57,594
50,292
47,521
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City of Maple Heights
Strategic Master Plan

Chapter 4: Master Plan

The Master Plan for Maple Heights incorporates the vision of the Residents of the City

while recognizing the financial trend realities of the City and the Region.

Maple Heights by itself will not be able to affect the regional competitive position of the
Southgate Big Box retail area. Regional retail overconstruction and relocation to newer
suburbanizing area will continue to negatively affect investment potential in the
Southgate area. Recent studies by the Cuyahoga County Planning Commission show that
the Cleveland Metropolitan area has between 3 and 5 times the national average of retail
space per resident. While joint jurisdictional projects such as the widening and
improvement of Northfield Road are appropriate, direct City funding in support of private

development such as site improvements, property buy down, etc. should not occur.

As to the remaining commercial corridors of Lee, Libby, Warrensville Center and
Broadway Roads, the City should target one area only in the next five years for direct
City redevelopment activities. Based on the Resident Survey, after Southgate the
preferred Redevelopment area is the North Broadway Corridor. This approach is
supported by the underlying data which indicates that while Broadway is a heavily
traveled transportation corridor, it is currently severely underperforming in terms of its
property tax and income tax revenue potential. With proper, targeted planning and
implementation, revenues within the corridor can increase significantly within the next 5
years. This corridor has Freeway access at both North and South. Vacant Land is
available for new commercial/iﬂdustrial investment. Public investment in terms of a new
Post Office and a new Community Center could give new focus to the Corridor as well as
remove existing blighted properties and support surrounding property reinvestment.
Land adjacent to the Corridor for new residential development designed to meet modern
buyer needs is available for parcel consolidation and development. Through the selected
use of land trades, public investment, new zoning concepts, phasing out of conflicting

land uses and selective use of eminent domain, the City can capitalize successfully on the
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current Broadway Streetscape project and available Storefront Renovation Funds to
achieve short term results and create a new “Center” for Maple Heights. Review of the
other commercial corridors indicates that parcel by parcel investment is already occurring

without need of direct City intervention. This is not true of Broadway.

With regard to residential investment trends, there are no identifiable areas of dis-
investment or disproportionate transitions. As a whole, however, Maple Heights will
continue to be at a regional disadvantage due to limited areas for new residential
development and a predominant structure type not conducive to attracting buy-up
homeowners. However, Maple Heights can capitalize on its quality neighborhoods,
convenient regional location and lower cost housing to attract young, first-time
homebuyers, singles and empty nesters. Rehabilitation loans and grants combined with
strict ongoing property maintenance code enforcement will ensure a stronger percentage
of regional market share. Recreational facilities and quality open space are key
attractions of the market share. Development of a community recreation center should be

pursued in the near future.

Data collected by PKG in numerous Ohio cities has led us to conclude that improvements
in Land Development Regulations are one of the most important and cost-effective means
for successfully targeting urban re-investment and achieving quality development. Well-
designed zoning and subdivision regulations not only minimize future infrastructure
improvement costs but also help provide a predictable framework and environment for
private investment. Many older communities believe that the absence of substantive
performance standards in the zoning and subdivision regulations acts as a private
development incentive. In fact, .the opposite is true. New developers, particularly non-
resident property owners, require assurance that their planned investments will be
protected from incompatible and depreciating land uses. In the absence of available City
funding, infrastructure improvements, design quality and land use consistency can best be
achieved through quality regulations that are geared to the goals of differing concept

areas.
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Introduction

The City of Maple Heights Land Use Concept Plan (Map 4) illustrates the recommended
land use types and development goals and strategies for the next five to ten years. The
Land Use Concept Plan is based to a large degree on current land use patterns, zoning
concept areas, building character, and density; it defines ‘Concept Areas’ as areas that
have certain characteristic elements in common, and have the development potential to
further enhance that character. In other words, areas with similar characteristics can be
treated in a consistent manner; areas which are distinct from one another can be treated
differently. Six different Land Use Concept Areas are defined in this Master Plan, and

are as follows:

1. Residential Core Neighborhoods
2. Southgate U.S.A Retail Core

LI

Retail Corridor Target Areas
4. Neighborhood Retail Centers
5a. Office/Industrial Campuses
5b. Office/Institutional

6. Broadway Avenue Corridor

GOAL STATEMENTS AND RECOMMENDATIONS

Realization of the City of Maple Heights Land Use Concept Plan depends on a number of
key goals to be achieved for the City as a whole as well as for the individual Concept
Areas. The following goal statements and recommendations are based on the Master Plan
Steering Committee process and the results of the Resident Survey, and reflect the
desired courses of action to be taken. These goals can realistically be met by the City of
Maple Heights over the next five to ten years. The goal statements and recommendations
are based on current fiscal and market realities, available programs and funding, and the

current political will to improve the City of Maple Heights.
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The goal statements address issues that affect the City as a whole, as well as certain Land
Use Concept Areas in particular. The goals of the City of Maple Heights Master Plan are

as follows:

CITYWIDE GOALS AND RECOMMENDATIONS

Increase the revenue generation potential in the City of Maple Heights.

b. Increase the percentage of regional housing market investment.

c¢. Enhance public participation in the Maple Heights community by establishing
positive working relationships between the City of Maple Heights, the Maple
Heights Board of Education, and local residents and businesses. ‘

d. Guide specific, desired investment to appropriate areas in the City by updating the
Planning and Zoning Code to accommodate specific land uses, performance
standards, minimum and maximum lot sizes, limitations to traffic generation, and
landscape/buffering requirements.

e. Create through public investment a new “City Center” in Maple Heights that will
include a new City Hall and administrative offices, community education and
recreational facilities, and U.S. Postal Service facilities.

f. Improve transportation safety, accessibility, and pedestrian-friendly environment in
the City by continuing to invest in public roadway improvements, and by adopting
State Highway Access Management Guidelines for major thoroughfares as
appropriate.

g. Increase achievement of sound, consistent investment by updating the City of Maple
Heights Planning and Zoning Code based on the principles of ‘Concept Area’
performance standards rather than the Euclidian pyramid zoning approach.

h. City of Maple Heights should acquire through purchase, donation, or eminent

domain specific parcels for redevelopment for specific end-users in key target areas.
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Descriptions and goal statements for the individual Land Use Concept Areas are as

follows:

1. RESIDENTIAL CORE NEIGHBORHOODS
Description
The Residential Core Neighborhoods are comprised of a dense mix of single- to
multi-family residential, parks, public, and vacant land uses, and are found in all areas
of the City. In terms of zoning, the Single Family District is predominant. The Two
Family District is located primarily along Libby Road between Lee and Warrensville
Center Roads. Multi-family Districts are scattered throughout. There are several
vacant sites that, if assembled, present opportunities for new residential development.
Several such areas are located on “paper streets’ (platted, but not built) such as
Lincoln Avenue, Stefanik Street, Milan Drive, Haven Avenue, Edinboro Avenue,
Hazelwood Avenue, and Jackson Boulevard in the eastern half of the City. In the
western half of Maple Heights, potential development sites are located on paper
streets such as Berton and Greenway Roads, and on undeveloped sites accessible
from Dunham Road. The West Junior High School site could be developed as a
senior or assisted-living facility. Additional greenspace can be created with land bank
parcels and continuation of the tree planting program. Residential areas that are
adjacent to existing commercial and/or industrial land uses should be protected by

increased landscaping and buffering standards.

Kev Goals And Recommendations

» Improve the overall aesthetic appearance of the City of Maple Heights and create
a ‘sense of place’ to promote community identity and increase the regional
marketability of the City to new homebuyers and investors.

= Increase the overall amount of green-space in the City by improving existing park
and recreation facilities and developing new facilities where appropriate, by
developing open space corridors/bikeways, by requiring streetscape and landscape

plans for new development and redevelopment, continuing the current tree
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planting program and establishing a City Green-Space Conservancy to receive
land donations in exchange for tax write-offs.

= (Continue to increase reinvestment in existing residential neighborhoods by
proactively enforcing property maintenance codes and zoning regulations, and by
increasing homeowner participation in various home improvement programs.

=  Strengthen the connections between neighborhood business districts and
residential neighborhoods by requiring landscape buffers between commercial
and residential uses, and by encouraging the development of low traffic-
generating, neighborhood-scale, pedestrian-oriented commercial uses.

= Maximize program coordination between the City of Maple Heights and other
governmental sponsors of various programs designed to foster private property
investments; residential programs should be marketed Citywide and have
$800,000 in loan matching funds, while commercial programs should be focused
for use in specific commercial corridors.

s Increase housing investment opportunities in the City by locating sites for new,
market-driven residential development, and by promoting the development of new
senior and assisted-living facilities.

= Update the City of Maple Heights Planning and Zoning Code to adopt cluster
housing and open space conservation subdivision concepts.

= Identify potential new single-family housing sites; create sites that allow for
market-supported housing types.

= Eliminate residential uses on Broadway.

= Utilize County programs to rehabilitate obsolete multi-family residential
complexes.

» Encourage donations of private land to City land banking program for use as
greenspace areas.

= Establish funding levels for the City of Maple Heights Building Department that
support proactive bi-annual exterior inspections of all residential properties, full
interior apartment inspections every three (3) years, and the establishment of a
tracking program for single-family rental units. Funding levels should allow for

follow-up and enforcement of code violations.
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2. SOUTHGATE U.S.A RETAIL CENTER
Description
Southgate U.S.A. is primary location for “big box” retail in the City of Maple
Heights, and is zoned as a General Retail District in its entirety. Since Southgate is a
major retail destination and tax revenue generator, both the City, County and
neighboring jurisdictions should work aggressively with the private sector for

ongoing revitalization efforts.

Key Goals and Recommendations
»  Maximize the economic benefits of direct access to Interstate 480, and encourage

the development of high-traffic, freeway-oriented commercial land uses at the
Broadway Avenue and Northfield Road interchanges.

= Continue to promote and revitalize through public and private investment
Southgate U.S.A. as a major regional retail center.

= Improve transportation safety and accessibility in the City by continuing to lobby
for County and State funds for public roadway improvements, and by adopting
State Highway Access Management Guidelines for major thoroughfares as

appropriate.

3. CORRIDOR TARGET AREAS
Description
These areas are located along the following corridors:
a. Warrensville Center Road
b. Northfield Road |
c. Lee/Libby Roads

The Warrensville Center Road and Northfield Road Corridors are primarily
commercial areas that provide direct access between Interstate 480 and Southgate
U.S.A. Both Corridors contain a variety of commercial land use types, and are

generally zoned Local Retail to the north of Libby Road, and General Retail to the
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south. The Lee/Libby Road Corridor has a different character altogether. Lee Road

provides access to Interstate 480, and contains both Local Retail and General Retail

Districts, but the pattern of land use is characterized by a variety of commercial and

residential uses. The Lee Road/Libby Road intersection is characterized by local and

neighborhood commercial uses.

Kev Goals and Recommendations

Warrensville Center Road and Northfield Road Corridors:

Improve transportation safety and accessibility in the City by adopting State
Highway Access Management Guidelines for development along major
thoroughfares.

Maximize the economic benefits of direct access to Interstate 480 by encouraging
the development of higher traffic-generating, freeway-oriented commercial land
uses at the Warrensville Center and Northfield Road interchanges. This can be
accomplished through revisions to the Planning and Zoning Code.

Continue to increase reinvestment in existing commercial areas by proactively
enforcing property maintenance codes and zoning regulations, and by increasing
business participation in various improvement programs.

Update the City of Maple Heights Planning and Zoning Code to establish
minimum and maximum lot sizes in commercial zoning districts to achieve
desired land use commercial/office mix..

Require landscape buffers to preserve existing residential neighborhoods and to

provide property enhancements between retail and office uses.

Lee Road-Libby Road Corridor:

Continue to increase reinvestment in existing commercial areas by proactively
enforcing property maintenance codes and zoning regulations, and by increasing
business participation in various property improvement programs.

Strengthen the connections between neighborhood business districts and
residential neighborhoods by requiring landscape buffers between commercial
and residential uses, and by encouraging the development of low traffic-

generating, neighborhood-scale, pedestrian-oriented commercial uses.
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= Phase out existing multi-family uses on Lee Road north of Libby; allow

conversion of existing single-family uses to office uses.

4. NEIGHBORHOOD COMMERCIAL DISTRICTS
Description
There are several smaller-scale centers of commercial activity throughout the City;
the purpose of these areas is to provide retail and service opportunities for the
surrounding residential neighborhood areas. These areas are generally zoned Local
Retail District, and are located at the following intersections: Lee Road/Rockside
Road, Rockside Road/Dunham Road; Turney Road/Dunham Road, and East 141%
Street/Granger Road.

Kev Goals and Recommendations

= Continue to increase reinvestment in existing commercial areas by proactively
enforcing property maintenance codes, updating zoning regulations, and by
increasing business participation in various improvement programs such as the
County Storefront Renovation Program.

=  Strengthen the connections between neighborhood business districts and
residential neighborhoods by requiring landscape buffers between commercial
and residential uses, and by encouraging the development of low traffic-
generating, neighborhood-scale, pedestrian-oriented commercial uses. The
Planning and Zoning Code should be revised to bring visual and functional

consistency to these areas.

5a. OFFICE/INDUSTRIAL CAMPUSES
Description
These are areas designed to accommodate new office/light industrial development
that, with appropriate zoning regulations, will be more compatible with existing
adjacent residential areas and will allow for continued residential property
appreciation. These areas are currently zoned as Commercial Service or Industrial

Districts. Infill development is recommended for the North/South Industrial
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Road/Dunham Road area. Larger proposed developments could be accommodated on
Broadway Avenue between 1-480 and Greenhurst Drive, along the Norfolk and
Southern Railroad right-of-way, on Broadway near the Bedford border, and in the
Pennsylvania Avenue Industrial Park. Several of these areas will be described in

greater detail in the following section on the Broadway Corridor.

5b. OFFICE/INSTITUTIONAL CAMPUSES
A variation of this land use concept, “Office/Institutional Campus,” is designed to
accommodate potential new development of office uses only, such as the proposed
“City Center” or new U.S. Postal Service facility, or infill development in existing
office-use areas. Several sites are located on the east side of Broadway, and will also

be described in greater detail in the following section.

Kev Goals and Recommendations

Office/Industrial Campuses

=  Set minimum job, income generation, and blighted site reuse standards for tax
abatement program approval.

= Improve the overall appearance and compatibility of industrial operations by
adopting performance-based zoning regulations that control outdoor storage, size
of development, ingress/egress requirements, hours of operations, noise, and
require buffering to protect adjacent residential and office land uses.

=  Adopt zoning regulations that permit development of high traffic-generating
office/industrial campus uses in specific areas such as the Broadway/I-480
interchange area, the Broadway/Rockside Road area, and along the Norfolk and
Southern Railroad right-of-way. 7

= Identify brownfield sites for participation in cleanup programs.

= Update the City of Maple Heights Planning and Zoning Code to modernize the
list of allowable industrial uses and set strict performance standards. Eliminate

outdoor storage uses.
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Reconsider the current tax abatement program to require a minimum of 30 jobs
per acre for development proposals.

Establish task force to consider potential reuse of obsolete industrial buildings.
Establish minimum and maximum lot sizes for industrial development.

Require that any development agreement with the City of Maple Heights must
generate a minimum number of jobs per acre.

Develop a linear green-space plan for the Norfolk and Southern Railroad right-of-
way that will provide a buffer against the auditory, olfactory, and visual impacts
of industrial development. The green-space plan should allow for future bike-hike

trail development.

Office/Institutional Campuses

Assemble parcels for the purposes of locating appropriate sites for new public

investment in the new “City Center” and the U.S. Postal Service facility.

6. BROADWAY AVENUE CORRIDOR

Description (See Next Section)

Kev Goals and Recommendations

Improve the overall aesthetic appearance of the Broadway Avenue Corridor and
create a ‘sense of place’ to promote community identity and increase the overall
marketability of the Corridor to new investors by implementing Phases I and 11 of
the Broadway Avenue Streetscape Plan.

Assemble parcels for the purposes of locating appropriate sites for new public
investment in the new “City Center” and the U.S. Postal Service facility.
Strengthen the connections between neighborhood business districts and
residential neighborhoods by developing landscape buffers between commercial
and residential uses, and by encouraging the development of low traffic-
generating, neighborhood-scale, pedestrian-oriented commercial uses between

Greenhurst Drive and South Boulevard.
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=  Continue to increase reinvestment in existing commercial areas by proactively
enforcing property maintenance codes and zoning regulations, and by supporting
business participation in various improvement programs.

= Adopt zoning regulations that permit development of high traffic-generating
office/industrial campus uses in specific areas such as the Broadway/I-480
interchange area, the Broadway/Rockside Road area, and along the Norfolk and
Southern Railroad right-of-way.

= Improve the overall appearance and compatibility of industrial operations by
focusing tax abatement policies on light industrial/office uses, and by adopting
more stringent, performance-based zoning regulations that eliminate outdoor
storage and require buffering to protect adjacent residential land uses.

= Increase the overall amount of greenspace in the City and buffer existing
residential neighborhoods from adjacent industrial uses by developing an open
space corridor/bikeway along the Norfolk and Southern Railroad right-of-way.

=  Guide specific, desired investment to appropriate areas in the Broadway Corridor
by updating the Planning and Zoning Code to accommodate and limit specific
land uses, performance standards, minimum and maximum lot sizes, limitations to
traffic generation, and landscape/buffering requirements.

= Improve income tax and property tax generation potential of the Broadway
Corridor by eliminating low tax value uses from all Zoning Districts within the

Corridor; also eliminate expansion of conflicting land uses such as residential.
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Broadway Avenue Corridor Plan

Introduction

The Broadway Avenue (State Route 14) Corridor traverses the City o1

from the City’s border with Garfield Heights on the northwest to its

southeast with the City of Bedford. Broadway runs for approximately two

lanes in each direction), and contains along its length a wide variety of land

purposes of the City of Maple Heights Master Plan, the Corridor encc

properties with Broadway Avenue frontage; it also includes those properties | Y

west side of Broadway and the Norfolk and Southern Railroad right-of-way.

There are currently many challenges to successful development and/or redevelopment in
the Broadway Avenue Corridor. Overall, there is a tremendous lack of identity or focus;
there is little ‘sense of place’ that makes Broadway an attractive destination. There are
few aesthetic considerations: there are large sections of Broadway that are devoid of the
types of streetscaping, landscaping, or planting buffers that provide human-scale
environmental enhancements. The diverse, conflicting varieties of land uses and building
types present a lack of unity or coherence to Broadway. This also has created a number of
incompatible or nonconforming land use situations that must be resolved. The diversity
of land use types also presents a varying range of revenue-generation for the City (a
number of parcels are currently vacant). This has led to underperformance of this
Corridor in economic terms for the City of Maple Heights. At the present time, though
representing approximately 20% of the total City commercial square footage, the non-
residential properties along Broadway Avenue represent 3% of the City total taxable
value. There is also a great diversity of ownership. On Broadway Avenue alone, there
are approximately 185 parcels owned by 123 parties. Of this total number of owners,
73% own a single parcel. This presents an enormous obstacle to parcel assembly for
development/redevelopment initiatives. The size of parcels contributes to the problem:
the average lot size of parcels fronting Broadway Avenue is just over half an acre.

Because of these lot size restrictions, many businesses use their front yards for parking,
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which in turn has created high numbers of curb cuts throughout the Corridor. The small

lot sizes are not consistent with the needs of today’s retail and service end users.

Despite these shortcomings, The Broadway Avenue Corridor has the capacity to be a
tremendous asset to the City of Maple Heights. Construction of Phase I of the Broadway
Avenue Streetscape Plan is scheduled to begin in Spring 2000. The Corridor provides
high levels of access to vehicular and pedestrian traffic to the City’s residential
neighborhoods, commercial districts, and industrial areas. The Corridor is anchored at
each end by major thoroughfares: Interstate 480 to the west, and Rockside Road to the
east, thus making the entire City of Maple Heights easily accessible both from in and
without its borders. Current traffic volumes are strong: Average Daily Traffic (ADT) at
Broadway/I-480 is 16,780; 30,500 at Broadway/Libby; and 14,020 at Broadway
Avenue/Rockside Road.

Broadwayv Avenue Corridor Analysis

PKG based its recommendations for the Broadway Avenue Corridor Plan on the
following data:

= Land use survey;

= City of Maple Heights Property Database;

=  Maple Heights Retail Inventory;

= City of Maple Heights Planning and Zoning Code;

* City Inventory of Developable Sites;

= NOACA traffic counts;

= Property transfer history, 1995 to present; and

* Building permit activity, 1995 to present.

Each of the above sets of data are described below in terms of their applicability to the
Broadway Avenue Corridor Analysis. In addition, PKG conducted a “capacity analysis”

of potential development sites to determine potential buildout.
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Land Use Survey

PKG conducted a “windshield survey” of the Broadway Avenue Corridor to inventory
existing land use and to document building types and character, land use conflicts, and
other physical conditions. Land use data was referenced with the City of Maple Heights

Property Database and available mapping.

City of Maple Heights Retail Inventory

According to the Retail Inventory conducted by the Cuyahoga County Planning
Commission in 1998, approximately 20% of the commercial floorspace in the City of
Maple Heights is located along Broadway Avenue. At the same time, Broadway Avenue
contains approximately 19% of the vacant commercial floorspace in the City. This
inventory also reveals that nearly 11% of the floorspace was vacant at the time of the
survey. This trend is typical of many urban commercial corridors that have experienced
disinvestment due to changes in regional retail trends.

The Retail Inventory lists the following square footage by category:

»  Food-related: 60,328 sf 18%
General retail: 113,401 sf  34%

= Services: 28,090 sf 8%
s Auto-related: 78,009 sf 23%
= QOffice: 21,520sf 6%
= Vacant: 35.960sf 11%

337,308 sf 100%

City of Maple Heights Planning and Zoning Code

This Strategic Master Plan recommends that the City of Maple Heights revise its
Planning and Zoning Code to reflect up-to-date performance standards and site
requirements of today’s community needs. More importantly, the Code does not serve as
an adequate guide for private investments, since the number of Districts and allowable
uses on Broadway Avenue has led to a number of land use conflicts. At the present time,

the Broadway Avenue Corridor contains the following zoning districts:

= Single Family District: this district contains a concentration of single family

residential uses between Lafayette and Garfield Avenues on the west side of
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Broadway, and is abutted by General Retail Districts to the north and east, and to the
west and south by Industrial Districts.

= Local Retail District: this district occupies two small areas of Broadway. One is
located at the Broadway Avenue/Libby Road intersection, and contains the Burger
King restaurant. The other is located at the Broadway Avenue/Lee Road intersection
and contains single family uses and vacant land.

= General Retail District: this district lines both sides of Broadway Avenue from
Greenhurst Drive to Waterbury Avenue; the district continues on the east side of
Broadway to the City’s border with Bedford.

= Commercial Service District: this district is located on both sides of Broadway in
the vicinity of the Interstate 480 interchange.

= Industrial District: This district occupies the Norfolk and Southern Railroad right-
of-way along its entire length. There are also industrially-zoned properties south of
the intersection of Broadway Avenue and Greenhurst Drive, and at the southeastern
end of Broadway at the City border with Bedford. Most of the properties in this

district are currently vacant.

NOACA Traffic Counts

Traffic counts obtained from the Northeast Ohio Areawide Coordinating Agency
indicated the existing Average Daily Traffic (ADT) for the following locations:

=  Broadway Avenue/Interstate 480: 16,780;
* Broadway Avenue /Libby Road: 30,500; and
= Broadway Avenue/Rockside Road: 14,020.

Propertv Transfer Activity

The relatively low level of real estate activity along Broadway Avenue is a cause for
concern, since it indicates both a lack of investor interest and a decline in property values.
According to the Multiple Listing Service (MLS), there have been only five (5) property
transfers since 1995. The lowest sale price was $33; the highest $200,000. The average
market time for all listed properties was 203 days, while the average sale price was 17%
lower than the list price. This clearly indicates private market disinvestment within the

Broadway Avenue Corridor.
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Building Investment Activity

Though real estate transfers have been few and far between on Broadway Avenue, it is
noteworthy that since 1995, according to the City of Maple Heights Building Department,
there have been ninety-two permits (92) issued for thirty-seven (37) properties(see Map
3). Improvements include remodeling and alterations, signage, HVAC, electrical and
plumbing. Precise dollar figures are not available for this activities; nonetheless, the
numbers above represent ongoing investments for the property owners involved. The
investment, however, is not of the type which has a desired “spill-over” effect on adjacent
properties in terms of new investment or increased property values.

Inventory of Potential Development Sites

As was discussed in a previous section of this report, the City of Maple Heights
Department of Economic Development maintains a current list of properties that present
opportunities for economic development and/or redevelopment. The list provides an
inventory of the three (3) following categories:

= Raw Land;
= Available Office and Industrial Space; and
= Available Commercial Space.

Also included on the inventory list are the following:

= Parcel address;

= Available acreage (if applicable);

=  Available square footage (if applicable);

= Property description;

= Sale price (if applicable);

» Lease price (if applicable); and

= (Contact person and telephone number.

As of October, 1999, there are four (4) sites of raw land totalling approximately one-
hundred-and-forty-one (141) acres in and near the Broadway Corridor This figure

represents over 98% of the City inventory of raw land.

In terms of available office and industrial space, there is one site (14801 Broadway) that
offers 33,000 square feet on three acres near the [-480 interchange. This total represents

nearly 14% of the total inventory.
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There are at least another 50,000 square feet of commercial space on eleven (11) sites
located along Broadway Avenue. Excluding the range of available space at Southgate
U.S.A (1,000-100,000 sf), the amount of available commercial space on Broadway
Avenue represents over one-half of the inventory maintained by the City of Maple

Heights. In all categories, the figure could be higher.

PKG also looked at potential sites for proposed public uses such as a new proposed new

City Hall and administrative offices, possibly a new Civic/Community Center, and the

proposed new U.S. Postal Service facility. The analysis of development potential

assumed parcel acquisition and a Floor Area Ratio of .35 (this results in building
footprint square footage for single-story facility). The proposed sites, approximate
acreage, and square footage are listed below and are illustrated on Map 4 Land Use

Concept Plan:

= Site I: Libby Road across from Public Library and Senior Center

Acreage: 4.39 acres
Developable Square Footage (FAR .35): 66,872 sf

= Site 2: Broadway between Maple Heights Boulevard and Maple Care Center

Acreage: 6.99 acres
Developable Square Footage (FAR .35): 106,712 sf

= Site 3: Broadway between Dalewood Avenue and Waterbury Avenue

Acreage: 11.95 acres
Developable Square Footage (FAR .35): 182,236 sf

= Site 4: Broadway between Waterbury Avenue and South Boulevard

Acreage: 13.35 acres
Developable Square Footage (FAR .35): 203,591 sf

Industrial Development Capacity of Selected Sites

The four (4) parcels of raw land discussed in the previous section provide the basis for a
analysis of potential office/industrial capacity, or buildout, under existing development
conditions. The desired land use pattern for these sites, based on the Master Plan

recommendations, is a mix of office and light industrial uses in a campus-like setting. All
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four sites are currently zoned ‘Industrial.” The estimated industrial capacity is based on a
Floor Area Ratio (FAR). The FAR is a calculation of the amount of building floor area

that can be constructed on a site in relation to the site’s area:

Floor Area Ratio = Total Floor Area
Total Lot Area

For example, a FAR of .4 means that 40% of a site can be utilized for building floor area.
For the purpose of this Capacity Analysis, a FAR of .4 was applied for office and
industrial uses. This is a generally accepted rule of thumb that can be used to estimate
buildout potential without conducting site-by-site setback and footprint analysis. By this
standard, a 10 acre site could be expected to accommodate over 174,000 square feet of
office/industrial uses. By comparison, a typical “big box™ commercial use ranges from

100,000 to 125,000 square feet.

In order to more accurately reflect the amount of developable office/industrial acreage,
the total acreage was reduced by 15% to allow for the development of public rights-of-
way. Existing environmental constraints such as steep slope and soil/hydrological
conditions may reduce this total even further; thus, development capacity should be

considered on a site-by-site basis. The following sites were analyzed:

A. Broadway Avenue at Greenhurst: This area encompasses thirteen (13) acres on the
west side of Broadway between Greenhurst and [-480. It has Broadway frontage and
possible rail access, and is considered a clean site. Based on a FAR of .4 and right-of-
way reductions, the estimated office/industrial capacity is 192,535 square feet.

B. Broadway Avenue at Bedford: Located on the west side of Broadway at the Maple
Heights-Bedford border, this site totals eighteen (18) acres; currently, 10.5 acres are
undeveloped. It is considered a ‘clean’ site; a full environmental report is available,
This site could be subdivided into five-acre parcels. Based on a FAR of .4 and right-
of-way reductions, the estimated office/industrial capacity is 266,587 square feet.

C. Granite Road: This site contains twenty-four (24) acres, and is located at the eastern
end of Granite Road in the Pennsylvania Avenue Industrial Park. This site is also

considered clean. There is potential access from Pennsylvania Avenue; access to
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existing rail lines is possible. Based on a FAR of .4 and right-of-way reductions, the
estimated office/industrial capacity is 355,450 square feet.

D. Greenhurst Road: This site extends from Maple Heights’ border with Garfield
Heights to its border with Bedford. It encompasses eighty-six (86) acres on both sides
of the Norfolk and Southern Railroad right-of-way, and is accessible from Greenhurst
Road. Rail access is also possible. The site is considered ‘clean’. Based on a FAR of
4 and right-of-way reductions, the estimated office/industrial capacity is 1,273,694

square feet.

The Broadwav Avenue Corridor Plan

The Concept

Broadway Avenue essentially functions as the “front door” to Maple Heights; it is one of
the few streets that actually traverse the entire City from border to border, and thus is one
of the main avenues to and from the City’s neighborhoods. Its main crossroads areas—
Interstate 480, Libby Road, and Rockside Road—Iink Maple Heights to the Cleveland
metropolitan area. This accessibility has proven to be one of the strongest draws for
residents to Maple Heights. This Master Plan seeks to capitalize on that draw and

revitalize the Broadway Corridor as the gateway to the City of Maple Heights.

As a main gateway to the City however, Broadway Avenue is challenged both
aesthetically and economically. There is no “sense of place™ (there is no ‘there’ there)—
just mile after mile of miscellaneous land uses with little in common except geography.
There is no unifying theme. There is too much in terms of variety. The mix of land uses--
the types of retail, the types of buildings, the large gaps created by vacant land—have all
contributed to an overall decline economic in economic terms, as well as an overall
decline in character. As indicated above, there has been recent investment along the
Broadway Corridor, though not at levels that keep the Corridor economically viable as a
whole. While some sections are doing better than others, certainly, far too much of
Broadway has been subject to disinvestment trends over time to the detriment of the

entire Corridor.
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There are many areas along the Broadway Avenue Corridor with a better-defined
character; these include the Remington College campus area, with its adjacent office and
commercial uses; the Broadway Avenue/Libby Road intersection, with Mapletown Plaza
and surrounding retail and office uses, ‘downtown’ Maple Heights. The problems exist in
the undefined areas between. Much of the existing retail is far too specialized and diverse
to generate any “critical mass” to attract modern end users and development. It is too
fragmented. There are far too many automobile-related commercial uses located in areas,
especially near the Broadway/Libby intersection area, that do not generate enough
pedestrian traffic to enhance the desired ‘downtown’ character. And there are far too
many vacant areas that are not generating anything: no development interest, no traffic,
no income, no revenue, no character. This lack of character was cited throughout the
Resident Survey.

This Broadway Avenue Corridor Plan seeks to reverse these trends over time. The Plan
seeks to capitalize on current traffic volumes and land use patterns in order to guide
certain types of development into areas that make the most sense. The Broadway Avenue
Corridor Plan recommends that the City create a well-defined character to Broadway by
‘anchoring’ the Corridor at each end—Interstate 480 and Rockside Road—with new
office/industrial development that has the potential to increase tax revenue generation by
three times the current level. This development will create a critical mass of people and
traffic that can support the development of surrounding retail uses to serve both local and
regional patrons (see above for potential square footage).

At the center of the Corridor, the ‘downtown’ environment will be greatly revitalized by
the development of new “City Center” uses that can include the proposed new City Hall
and administrative offices, possibly a new Civic/Community Center, and the proposed
new U.S. Postal Service facility. These facilities, developed in proximity to existing
public uses such as the High School, Library and Senior Center, and in proximity to
existing commercial/office uses such as Mapletown Plaza (not to mention the existing
surrounding neighborhoods) will serve to make the Broadway/Libby area a prime
destination in the City for neighborhood-oriented local uses (see above for available

square footage).
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The areas in between the above two conceptual plans present an enormous challenge to
redevelopment. Given the diversity of current land usage, ownership, lot sizes, and
zoning, specific attention must be given to site assembly and access managemen+
neighborhood-oriented retail and service redevelopment. At the same tit

residential neighborhood areas must be protected from potential, adjacen

land uses.

In order to successfully implement the Broadway Avenue Corridor Plan o

following actions must be taken:

1. Revise the City of Maple Heights Planning and Zoning Code to follo
‘Concept Area’ model as discussed earlier in this chapter. This will sex
specific types of desired development into specific areas. The Office/Indust.
Office/Institutional Districts should be created. The uses allowed in Local Retail and
General Retail Districts should be revised to reflect modern retail requirements, and
to be brought into consistency with the Master Plan. Residential uses will be phased
out over time to allow parcel assembly for larger revenue-generating uses.

2. Continue to make strategic public investments in the Broadway Avenue
Streetscape Plan, the new ‘City Center’ concept, the new U.S. Postal Service
facility, and selective site acquisition. The City should consider using its powers of
eminent domain for specific development initiatives that have a specific end user.

3. Implement the Broadway Avenue Streetscape Plan, both Phase I and Phase II,
from one end of Broadway to the other to reinforce community identity.
Landscaping will be required of individual properties as they redevelop over time,
thus achieving the goal of a ﬁniﬁed streetscape theme.

4. Create visual focal points along the Corridor at regular intervals by improving
specific intersections in conjunction with the Streetscape Plan. Streetscaping
should be continued along each intersecting street for a minimum distance of fifty
feet (507).

5. Selectively acquire through direct purchase, donation, or eminent domain

specific parcels for redevelopment by specific end users. This should be
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undertaken upon completion of the Planning and Zoning Code Update, which will
offer investment direction for property owners and prospective developers.

6. Adopt strict Access Management Guidelines for the entire Corridor. The ODOT
State Highway Access Management Guidelines are included in this Chapter.

7. Relocate automobile-oriented commercial uses to the Office/Industrial Concept
Areas as defined in this Master Plan; approve only as Conditional Use. This will
eliminate high traffic-generating, non-pedestrian oriented uses away from the
proposed ‘downtown’ and neighborhood-oriented commercial areas.

8. Work with the City Architectural Review Board to develop consistent, low-
cost/low maintenance architectural design features to provide over time a unified
Corridor theme.

9. Designate a specific annual City Budget allocation for implementation of the

Broadway Avenue Corridor Plan.

The following Land Use Concept Areas, as discussed earlier in this Chapter, are located

within the Broadway Corridor:

» Residential Core Neighborhoods;
=  Office/Industrial Campuses;
= Office/Institutional Campuses; and the

» Broadway Avenue Corridor.

The section regarding Land Use Concept Areas should be reviewed for additional goals

and recommendations per Concept Area.
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IMPLEMENTATION STRATEGIES

Access Management

Introduction

The analysis of the Broadway Avenue Corridor found that the combination of the high
number of curb cuts, the arrangement of parking lots, and the relationship of existing
structures to the roadway system had a overall negative impact on the road function,
capacity, and safety of Broadway Avenue. Further, these factors have a significant
negative impact on potential redevelopment as well as the aesthetic character of the
Corridor. The Broadway Avenue Corridor Plan recognizes that vehicular traffic
generation and circulation is a primary design concern for redevelopment, and therefore
recommends that the following Access Management Goals and Policies be implemented
in each of the Focus Areas and throughout the entire Avenue Corridor. This Plan also
recommends that an Access Management chapter, designed to conform with certain
policies of the ODOT State Highway Access Management Manual, be added to the City
of Maple Heights Planning and Zoning Code. The following Goals and Policies should be

implemented as part of the Broadway Avenue Corridor Plan:

Goals

= Promote safe passage between roadways and adjacent land uses and properties;

* Improve the convenience and ease of movement of travelers on roadways;

* Maintain reasonable speeds and economy of travel;

= Increase and protect the capacity and efficiency of congested roadways;

* Protect the reasonable economic development of the surrounding land;

= Facilitate transportation and avoid creating problems of access or interference with
traffic movement;

»  Minimize direct access to land uses on regional highways and major arterial roads;

* Minimize direct access to residential property on major arterial and regional

highways.
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Policies

Minimize the number of vehicular turning movements and points of vehicular conflict
by reducing the number of access points to the minimum required for safe traffic
flow; points of ingress and egress shall be clearly defined and promote the safe
movement of traffic.

Provide for safe and functional movement of vehicles and pedestrians on and off-site.

Give consideration to the location of existing access points, adjacent to and directly
across the street from the site. Curb cuts shall be shared by adjoining uses whenever
cooperation can be gained between adjoining property owners.

Driveways shall not be used as points of ingress or egress for individual parking
spaces. Driveway placement shall be such that loading and unloading activities will
not hinder vehicular ingress or egress.

Establish minimum spacing requirements of access points for commercial
developments from centerline to centerline along any street within the Broadway
Avenue Corridor.

All sites shall be designed so the plants and structures on the site do not interfere with
the safe movement of motor vehicle traffic, bicycles or pedestrians.

No plants, foliage, wall, fence, or sign, higher than twenty-four (24) inches above the
top of the curb, shall be located within the sight distance triangle on each corner of
the property adjoining an intersection and along driveways. At intersections, the sight
distance triangle is formed by joining with a straight line, points along intersecting
street right-of-ways, twenty (20) feet from their intersection. At driveways, the sight
distance triangle is formed by joining with a straight line, points along the driveway
curb and the street right-of-way twenty (20) feet from their intersection.

Vehicular circulation between parcels is encouraged; provisions for circulation
between adjacent parcels shall be provided through coordinated or joint parking

systems to minimize curb cuts along the street.
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= Control future traffic levels through appropriate land use designations and selective
limitations on high traffic generation uses; require traffic impact analysis to be

performed as condition for development.

Broadway Avenue Streetscape Plan

The City of Maple Heights hired Cichan Landscape Architecture in June, 1999, to
prepare a Streetscape Plan for the section of Broadway between Marion Street and
McCracken Boulevard (Phase I). Construction of the planned improvements is scheduled
to begin in the spring of 2000, and is estimated to cost $350,000. The project is funded by
a Community Development Block Grant (CDBG) and in-kind contributions by the City

of Maple Heights. Proposed Phase I improvements include the following:

= Greenbelt Street Trees: A continuous line of shade trees will create a unified and
attractive appearance along the edge of Broadway throughout the length of the project
area.

= Bus Stops: Bus stops at the Broadway/Libby Road intersection will be enhanced with
benches and trash receptacles.

= Intersection Enhancements: The Broadway/Libby Road intersection will defined
and strengthened with perennials and accent trees. Crosswalk markings will increase
pedestrian visibility. The Broadway/Greenhurst Drive intersection will be accented
with ornamental plantings to establish gateway to future industrial development.

= Town Center/Gateway Concept: The block between Marion Street-Maple Heights
Boulevard and the Broadway/Libby Road intersection is perceived by the Maple
Heights community as the City’s central business district. Its look will be updated and
enhanced with new paving, street furniture, street trees and pedestrian lights.

= Private Street Tree Planting: Trees will be planted along Broadway on private
property wherever the owners have given permission and there is space available.
Benefits include more available soil, greater distance from utility lines, and
preservation of sidewalk space.

* New Gateway: The existing 1-480 overpass currently presents a significant gateway

to the City of Maple Heights at the northern border. There are currently gateway
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plantings and signage north of the overpass; these, however seem cut off will be
moved south of the overpass to strengthen the identity of the City at its border. Both
sides of Broadway will have decorative trees, shrubs and perennial plantings, and
signage. Permission will be sought from the Ohio Department of Transportation to

construct improvements within the 1-480 right-of-way.

Phase II of the Broadway Streetscape Plan includes the area between Maple heights

Boulevard to the Bedford border, and includes the following proposed improvements:

* Town Center Improvements: New brick sidewalks, pavement details, and lighting
will enhance the northeast corner of the Broadway/Libby Road intersection.

* Greenbelt Street Trees: A continuous line of shade trees will create a unified and
attractive appearance along the edge of Broadway from Maple Heights Boulevard
south to the Maple Heights-Bedford border.

= New Gateway: The Maple Heights-Bedford border will be enhanced and

strengthened with signage and decorative plantings.

The Phase II project cost estimates are to be determined. As with Phase I, the project will

be funded by CDBG monies and City in-kind contributions.
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1990 US Census Data
Database: C90STF3A

Summary Level: state--Place

Maple Heights city: FIPS.STATE=39, FIPS.PLACE90=47306

PERSONS
Universe: Persons
PR s ¢ 5 5 SR T £ 5 8 WRERE S § 5 5 RIS E B T YV § 8 BRI B E ¢ @ 8 e B E S 5 SOEEEE P Y § 6 27089
FAMILIES
Universe: Families
I amesr & %  mommesnse = & o % SERHEIR % 5 3 # AT % & N & D W 0 E w5 B R B B A o 2 e s K B o 7659
HOUSEHOLDS
Universe: Households
st R T I L T I, T TN T Y TTITTTT TTTITTYTY 10564
RACE
Universe: Persons
T TR e comemiaims ot o 1 soimimmatins o = o e = 4 4 & s p & s 8 B B BRSNSl ADGE 8552 8 22707
=HI o) < T T LY T Y N I T TITY 3925
American Trndiari, EsSkime; Or BLEUE. . owwwires v o v s sa e waieids § 56 o wiales s s s & & % wis 37
RETAN B DESITAE TELEHEE v« o & wommarmsamn # ¥ # % 5 5 5 5 GRS $ § 5 & SCEESS ¥ § 5 o 6 i e 238
[0 18 o 1= S - ¥ o= P 182
PERSONS IN HOUSEHOLD
Universe: Households
Y PO SOy s v s S S E A S Y L N SR R T 0§ ¥ 6 NN X ¥ & % SR X 4§ % KRSt & 2660
2 PETEOTE o v & v woevins ¢ © 5 & 5 SAREIE @ 8 VRS T 5 8 W e % RSN 8 R 8 e g W 3 e & 3578
I <10 =T B« Y= 2O 1783
b DOLBOIIS v v x v wrvonn wop s 5% v 55 58 8 BRI S P R AR ATAG L5 R s ANEE 6P E b & SR 1548
D PELEOTS . i s s P SR GG S F 1 B R R P Y 6 Y N S ¥ 5 R s BT £ § E 6 R R 616
6 DEE SN s s s e EY S S MR U T 6 5 o ST B B e W e GRS § G ¥ R AR B E W b S 270
T IO MNETEE DEESOIE « v 5 5 5 viesarsms § § 5 5 Sacemummmas s @ ¢ o & ¥ ¥ F S ¥ v 8 7 SInnie ¥ ¢ 6 4 4 B Sasseme 108
RACE OF HOUSEHOLDER BY HOUSEHCOLD TYPE AND PRESENCE AND AGE OF
OF CHILDREN
Universe: Households
White:
Family households:
Married-couple family:
With own children under 18 VEAIS. ... ...ttt neinneneeeenneneronen 1930
No own children under 18 YEaAIS ... . vt i it ettt nnuonanonenenerannss 3258
Other family:
Male householder, no wife present: :
With own childrén undeér 1B YeaTrS v s ia i wwamas v oo 6% simiiioe e s v 5 o au s 59
NG ‘owli Ehildren URAEE 18 YBAES o o v v v v 5w s o 5 5 % & 5 S0 % 5 ¥ 5 5 & wmen o 316
Female householder, no husband present:
With own children under 18 YEaAIS. .. .t u ittt ton e ennsnansnsans 253
No iown children ufidér: 18 VeATS (i s mnen s i 409E 588 3 o ume 660
Nonfamily HoUSSROLAS ..o s s s oo aaame 5§64 85 5 slane s s s 558 2mal s 6555 o msaas ¢ 2723
Black:
Family households:
Married-couple family:
With own children under 18 YEAIS. .. ...ttt it it eneeneanennenneans 475
No own children under 18 YEaAIS ... .. tuvereroennmenanoerernennsenaesnans 234
Other family:
Male householder, no wife present:
with oWn Ghildiell UNdeT 1B YEALSca e o v o6 6 mememe o 6 5 5 5 5 GG 6 b % 0 B 30
No own children under 18 VEAILS. . ... . in it tnnnenrnnsneeeeeennenn 10



Female househeclder, no husband present:

With ouwn Ehaildfen HHdEr 18 VearSumwam s v v o s s mwm s 06 2 oahieis 835 3955 246
No ¢wrn children Under 18 $eaEs. . u . uwamevass s s oo a s owss s s waineses s 97
Nonfamily HOUSBHOLAS ¢ ¢ v caris s a5 o w5 & @it we o o v o o 9 oiscons & o ¥ 3 5 Sosie sy 6 § 8 @S 170

American Indian, Eskime, or Aleut:
Family households:
Married-couple family:
With Gurn childrén under 18 JoarSeen vy sy s s wemi s o s s 5 Mas 8 § 5 5 5 Wi s 0
Mo ‘own children drdet 18 YeArS.ucsasuvss s s wimesve s s s wu @ms & € 5§ 5B 7
Other family:
Male householder, no wife present:

With own children under 18 YeaIS. . ...t ittt init ittt et eeennan 0

No own children under 18 yeaIS.......u.ii it ieenoneensotaneennneesnsens 0
Female householder, no husband present:

With own children UHder 18 YEATES cos ve v e v s s s ammmds s © % 5 5 Smmems « § 8 0 § 3 @ wamwys 0

Mo own children Under LB YEATE .. wevsens s u smeme oo & a5 dmmis s % 8 5 & % Sae 0

Notifarily Rowsehola S v « 5 = 5 & 5 sosusomsmmmno e = & % % 5 5 SWER & 8 ¥ § i WIGHES § 8 5§ & * Ees 6

Asian or Pacific Islander:
Family households:
Married-couple family:
With owh Children GHdetr 18 VEEES svnnvs s v sammomar o & 5 5w v § ¢ § § % W 17
No owin childrén ufider 18 VEaEScesvevevos i smm e v e & 4 5 aimiie o5 & § ¥ a s s 33
Other family:
Male householder, no wife present:

With own children under 18 YearS...iassssissmansmaiviinsodossasissnsns 0

N oWR childfen rdet 18 VBEES wwmamme v & 6 5 ¥ & % SO0muns & 8 5 5 6 @ SRS 8 ¥ T 8 E 8§ %W 0
Female householder, no husband present:

With own children under 18 YeAIS. .. .. it ittt ittt ettt te et et 0

No own children under 18 ¥earsS. ... .ceivisisssnasmesesfiandaiatasssnn 6

Nonfamily households: c o s 2o 56 2 885 3Rt s § 8 5 ¥ 5 o Bkl ¢ 5§ % 8 Rrassids o & 5 4 4 5 5 6

Other race:
Family households:
Married-couple family:
With own children under 18 YEAIES. .. ...ttt tnnnoteenenesnnsnneens 18
No own children under 18 ¥earsS. . i s sesai s oaMe e s dodes s 8555 0
Other family:
Male householder, no wife present:

With: iovwn chiddesn e 18 VEABS wwmmuams & « w & # u wisces 5 & & § FOEEESE & b5 - b8 0

No own children under 18 YEarS. . ...ttt it e ettt eeannnneransnes 0
Female householder, no husband present:

With own children Under 18 VeaES. . iosiiiss s ms@ee s snsremu s i mn 10

No own ehildten Under 18 YedESpmwwmamma s 85 4 b Rmeiis s 3§28 pogEen s o v 343 0

Nonfamily HOuSEHOLAS: ¢ o wiapmmn o 5 ¢ 5 4% @ 5 5 % e ieraiem s o ¢ & ¥ 5 o S50 Siate 8 6 ¥ o s % ANDATS & 8 w0 5 8 0

HOUSEHOLD TYPE AND PRESENCE AND AGE OF CHILDREN
Universe: Households with householder of Hispanic origin
Family households: ' :
Married-couple family:
With own children undefr 18 WeBIS: .u vuiemmuin s b o § s omaem 64 s £ frmeeh enessea 4
N oW children, Undet 18 WMeaEShwwvvmemmes & 5 o5 0 5 @@ § & § 5 & SO B 85 v § 6 e 15
Other family:
Male householder, no wife present:

With own children under 18 YEaIS . . . ..ttt ittt it o e e nae e e e 6

No own. iehildrén under 18 FEATLS: sis i idis s i A g s P RuaNER s e sy 0
Female householder, no husband present:

With own ¢hildren UAdEr 18 YBAES i www s vs s e ew s v i 6 o s s & o as e 10

No own children under 18 YearS. ...t tit ittt teea ey 0

Nonfamily households . ... ...ttt i i it ittt e e e 6

HOUSEHOLD TYPE BY AGE OF HOUSEHOLDER
Universe: Households
Family households:
LS E8 24 FOAES v i s s ome s 5 84 $ R wian® 5 % 8 5§ 8 v § 8 RIS B § 8 RIS § B ¥ B Y e e 130



25 B0 34 YAIS .ttt it e e e e 1643

A5 £o A4 YPEATS i s it 66 5 LB £ 5 85 8 B S £ 5 S E A B8 8 meen v a 1603
45 £ 54 FERYS . v s v s 88 5 SRS PRSI Ey N e S RIS N A B B A6 E B b s 5 o 1037
55 0 04 VEETS oo w wmreis 6 v 5 b eneenig 08 58 586 peene § £ ¥ 5 8 pen 4§ S R e i s i 1285
65 £8 T PEALT ¢ o o v vovevanvs v 4§ 8 Smmiwmi 1§ & § 4 & ¥ SOITTEIGES ¢ 6 v o 8 SNEREE B T 6 SRS § 6 s 1338
T5 VEAES BAd GMBES ¢ s wermrenios © v & 8 SOvEARESIEE £ § T8 B 8 B SUNGLER K ¥ 4w ¥ MGG & ¥ ¥ 6 % RS § 623
Nonfamily households:
15 46 298 MeAXS wiriv s 688 tioisn b5 5538 b baini et s IR SR S5 5 A 5 aihtiis o 8 4 o e 97
25 TG0 34 VEeATS v sy v 88 i ks 8 S e (s IS S e RO S e B v 4 8§ B 472
30, T 44 WEEES v n sy wieen v F S SWNIGRATE S B E BT S E R 8 VRNANE § 8 ¥ B R ATRIEE U 8 ¥ E b v i 312
45 B0 S WEATS o v v 5 5 nwmnems & 0 & % 6 EEESIKG b § ¥ 8 F 8 6§ RS G § ¥ 5 R R B 8§ 8 R B R 174
55 EB 04 WEEL S curs ¢ v v 5 wuivem & 5§ # 5 SAGHONSIRT § 5 E 5 ¥ B % R a8 % s WOENEE ¥ P 6 IR 381
B5 LO T4 YBAES . i ittt ittt e ittt e e e e e e 780
75 VORATS ARG OVBE. o v rsosumms 15 4 2 bomissimiaston & 5 5 0 8 o & 5 dondiad & 6 8 8 sommemm b 8 & & 8 % e 689

HOUSEHOLD INCOME 1IN 1989
Universe: Households

Less thar $5,000 0w wm s s o 55 emie o6 ¢ ¥ 5 5 e aremmrmm € & 5§ 6 4 8 6 SUISeE B § 5 4 B ATE 5§ Y 6§ 8 R 324
85,000 £0 59,900 . it ittt e e e e e e e e 832
$10,000 t0 S12,4800 . & i ittt e e e e e e e 549
S1Z.0500 €6 Skds; 098 o s e s R R AR R AT IR S B R 5 e eren 486
S15:000 €8 BE ;899 susz se i i S ey r E e DOy P I R S S I A S D L PR R B 514
ST BO0 B B9 090 s sy n s S R E S TS S PR S P Y Y R AR S T E S RTY 55 2 4 K B D 503
S28,000 B8 SZ2,80F cims v v 5 5 5 mmaita & 0 8 5 8 5 SUERRIRGISHE 0 8 W § 6§ % ORIEIE § b S BERREh ¥ W 9§ 5 3 4 e 645
822,500 t0 $24,900 . L L e e e e e e e e 401
825,000 £0 $27, 400 . 1 ittt e e e e e e e e e 636
527500 g $29;900 .  c . i i s s i i I A S I B AR S s AR s EV LR s 474
830,000 to 932,499 i s v v ¥ s Seimd £ 8 ¥ ¥ v B4 B EERIESRIE W E HE GG b S R Y B N e B Y s e 537
S30. 500 BY S3A. 090 copum v o v v 5 mownen & w5 5 5 6 % SRS ¢ B G ¥ % RS & 8 % 5 ARG N 8 6§ G e 417
$35,000 £0 $37, 400 . i ittt i e e e e e e e e 506
837,500 £0 539, 000 . ittt e e e e e e 482
SEG D00 €8 SA2. 5008 . nir pn s s i 5 LS5 G G S S T A R E S G A bhend B D E A 436
SA2.,500 €0 SAL 9P v vs b i v 8 8 8 BB E AR RPN L RS TS RSN I SRR SR b 285
SHE. 000 B8 SUF A0 i g v o & pomimies ¢ £ ¥ 6 S 6 5 5 COEEEEENEIE ¢ § ¥ 6 SRR T 6 6 SRR ¥ 1§ 4 K 4 371
S47,500 € 49,99  wuie e v 6 v 5 5 s 3 s a6 6 8 B 8 SGGENISEIE S © 6 6 W @ O R S S % SRS % e ® W e 339
$50,000 £0 S$54, 000 . & i ittt it e e e e e e e e e e e e 514
SEE-000 B0 BS00000 . imw s s m i 55 55 A G S Ui AR S e 562 346
860;000 o ST0;09  umcasssss nauives s 568 6 s wmbe s i $e s M sl s RIUN S8 ¥ 553 573
ST5 000 B8 S99:000%: qros o 6 88 8 pmiamia 85 598 556 PRI 6 Y Y S SN 0 E SR SR B AV E R A 272
S1O00,/000 HE STPA09 s 1 5 & S amaviemme & F 5 € % % 5 & 6 AR 8 E E Y N 5 G ¥ % 8 B GRS o 8 98
125,000 €0 5149, 000 0 i ittt it et e e e e e e 24
85150, 000 OF MO . o ittt ittt ettt e et eee s n e et e et et teeneeaas e eeneeneeens 0

PER CAPITA INCOME IN 1989
Universe: Persons
Per capita ineome It L1980 v urias omimme e £8 65 @ e amande ¥ o ¥ 8 S0 § € 5 & % 5 s 12792




popD 216 443 7258 11/09 '99 12:38 NO.679 02/02

COMMISSIONERS
Jane L. Campbell
Jimmy Dimora
Tim McCormack

November 9, 1999

James Sonnhalter
PKG Group

via fax 330-342-9328
Re: Maple Heights Master Plan
Dear Mr. Sonnhalter,

Here is the information you requested on housing assistance provided to Maple Heights residents
by Cuyahoga County Department of Development over the past five years:

Program Number Served  Dollars Provided
Down Payment Loans* 30 $239,758
Weatherization Grants 56 $108,527
Homeowner Loans 18 5282306
Acquisition/Rehab/Sale of Vacant Houses 14 $309.471
Direct Service Subtotal 113 $940,062
Maple Heights Exterior Maintenance** a9s $330,000
Housing Totals 1995-1999 210 $1,270,062

*Down Payment Loans started in 1998.
**Numbers served for Exterior Maintenance only include 1997-1999.

Yourg very trjly,

Paul Herdeg
Manager, Housing Programs

cc: Marty DiVito, City of Maple Heights

Department of Development, 112 Hamilton Court, Cleveland, Ohio 44114
{216) 443-7260, FAX (216) 443-7258, TDD (216) 443-8080
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