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| ntroduction
Background

The purpose of this report is to serve as amainitpdate to the Northeast Ohio Regional
Retail Analysis (NORRA). The Cuyahoga County PlagnCommission completed the initial
study in August of 2000 for NOACA. The originaludy consisted of three elements: an
inventory of retail establishments in the areaaaalysis of national retail trends reflected in the
area, and finally a discussion of the linkages betw retail development, land use,
transportation, tax base, and environment.

The original study had several significant findingvorth continued examination. First,
NORRA found the region saturated in the retail gatees of convenience and shopping goods
by more than six million square feet. There wa® @ spatial mismatch discovered between the
location of new development and the areas of tigponewhich were underserved. The study
also found that while retail generated more thaA5$illion dollars annually in property,
income and sales tax revenue, the continual movemaward was taxing community resources
with demands for new infrastructure and transpimmaimprovements. Finally, in addition to
stressing financial resources, the study found thegampacts on natural resources and
environmental amenities caused by retail developreesr outward from the central core.

Study Area

As with the original study, this update covers 1 communities in Cuyahoga, Lorain,
Medina, Lake, Geauga, and Portage Counties as agebixteen additional communities in
northern Summit County.

Project Goals

Northeast Ohio is not a fast growing region; ratthe area’s population has remained
fairly constant. While the size of the populatioashnot grown dramatically, the land area
developed has vastly increased and now covers Hjerity of most counties covered in the
NORRA. Given the findings of the original studyjsttarea faces challenges with its growth
pattern. Continual growth outward at the expenserofalready developed inner core is not
sustainable. Sustainable development was defined tHgy Brundtland Commission as
“development that meets the needs of the presethbwi compromising the ability of future
generations to meet their own needs.” The developmanvisioned by the Brundtland
Commission is not the sort of development fountamtheast Ohio at the moment.

There are three cornerstones of sustainabilityirenmnent, economy and society. These
three elements interact with one another throughdbncepts of stewardship, efficiency and
governance. This update to NORRA was designed tasitrethe status of large retail
establishments in the area and then turn to a sBsmu of retail’s impacts and alternative choices
that are more sustainable. The alternatives incatpdhe cornerstones of sustainability and also
suggest means of achieving sustainability througiardship, efficiency and governance.



This update comprised two phases. Phase | codsi$ta general update of major retail
development and redevelopment projects within thdysarea since 1999. The study area was
broken down into the eight geographic planning sireb Cuyahoga County, Lorain County,
Medina County, Lake and Geauga counties, and Rodag northern Summit counties. Each
area was examined for new retail development, ldpment and vacancies of retail properties,
over 5,000 square feet, in the convenience andpsh@m@oods categories. Next, a retail trade
area analysis was done to determine saturatiomslefeach region of the study area.

Phase Il consisted of planning and policy analydeseveral areas related to sustainable
retail development. The topics examined were: rifpa systems, transportation systems,
buildings, government services and tax issues, esmhomic development. Each topic was
examined with regard to sustainable developmentymies, best practices, and impacts of retalil
in the Northeast Ohio. In addition to an analygiach group identified possible policy and
planning responses to insure more sustainabléd detaelopment going forward.



Section I. Northeast Ohio Retail Analysis 2007



NORTHEAST OHIO TRADE AREA ANALYSIS, 2007

l. Retail Growth in Cuyahoga County by Region

In Cuyahoga County, retail space for convenienaegand services grew by 5% between
2000 and 2007T@ble 1.1). Retail space for shopping goods and servicew @t a faster pace
(29%) (Table 1.2). This is an overall retail square foot growt26f6 (Table 1.3).

Table 1.1. Change in Retail Square Foot Totals and Rate tdiR&@rowth forConvenience Goods and Services
Cuyahoga County, 2000-07

; : Proportion  of
Cuyahoga County Convenience Retail (Square Feet) Stofes over| Retail  Growth
5,000 SF (5,000 SF+)
?'Z(SESA 2000 (5,000 SF+)| 2007 (5,000 SF+ (2000)
Chagrin Southeast| 2,781,790 1,160,991 1,376,726 42% 16%
Hillcrest 2,521,083 1,062,900 991,281 42% -7%
Heights 1,795,993 1,021,491 949,121 57% -8%
Cuyahoga 653,422 293,823 619,247 45% 53%
South-central 2,657,534 1,344,291 1,234,463 51% -9%
Southwest 2,066,308 1,137,362 1,346,775 55% 16%
Westshore 3,699,883 1,553,644 1,737,547 42% 11%
Cleveland 5,718,892 2,716,293 2,552,827 47% -6%
Total 21,894,905 10,290,795 10,807,987 47% 5%

Table 1.2. Change in Retail Square Foot Totals and Rate tdiR&rowth for Shopping Goods and Servicem

Cuyahoga County,

2000-07

] . Proportion of
Cuyahoga COUnty Shopplng R (Square Feet) StOfpeS over| Retall Growth
5,000 SF (5,000 SF+)
g(ggoF;A 2000 (5,000 SE+)| 2007 (5,000 SF4 (2000)
Chagrin Southeast] 4,170,248 914,104 1,014,758 2204 2% 5
Hillcrest 3,902,402 3,073,698 5,602,351 79% 45%
Heights 980,718 885,342 883,547 90% 0%
Cuyahoga 325,500 142,332 142,332 44% 0%
South-central 3,208,425 2,724,050 2,786,854 85% 2%
Southwest 3,501,810 3,065,739 3,438,202 88% 11%
Westshore 4,029,421 2,337,520 3,735,421 58% 37%
Cleveland 2,912,668 1,421,852 1,871,403 49% 24%
Total 23,031,192 14,564,637 20,374,958 63% 20%




Table 1.3. Change in Retail Square Foot Totals and Rate tdiR8rowth forConvenience and Shopping Goods

and Services Combinedn Cuyahoga County, 2000-07

: Proportion  of
Retail Totals (Square Feet) StoPes over| Retail Growth
CUBEITeER SouTiy 5,000 SF (5,000 SF+)
(NZ%)SSA 2000 (5,000 SF+)| 2007 (5,000 SF+ (2000)
Chagrin Southeast| 6,952,038 2,075,095 3,291,484 30% 37%
Hillcrest 6,423,485 4,136,598 6,593,632 64% 37%
Heights 2,776,711 1,906,833 1,832,668 69% -4%
Cuyahoga 978,922 436,155 761,579 45% 43%
South-central 5,865,959 4,068,341 4,021,317 69% -1%
Southwest 5,568,118 4,203,101 4,785,067 75% 12%
Westshore 7,729,304 3,891,164 5,472,968 50% 29%
Cleveland 8,631,560 4,138,145 4,424,230 48% 6%
Total 44,926,097 24,855,432 31,182,945 55% 20%
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[l. Retail Growth in Northeast Ohio

Table 2.1 shows that retail space for convenience goodssandces grew by 11% in the
region between 2000 and 2007. Retail space fovesoance goods grew faster in the region
than it did in Cuyahoga County alone. During thens time period, retail space for shopping
goods and services grew by 30%alfle 2.2). The growth rate for the region as a whole for
shopping compares to the growth rate for Cuyahogan (30% vs. 29%):
Medina, and N. Summit counties have grown by mbam t50%; (2) Lake and Portage counties
did not experience comparable growth; (3) CuyaleghlLorain have grown at the same rate.

(1) Geauga,

Table 2.1. Change in Retail Square Foot Totals and Rate adiRetowth forConvenience Goods and Services
Northeast Ohio, 2000-07

: 3 Proportion  of
Region Convenience Retail (Square Feet) Stofes over| Retail  Growth
5,000 SF (5,000 SF+)
gg&gA 2000 (5,000 SE+)| 2007 (5,000 SF+| (2000)
Cuyahoga County| 21,894,905 10,290,795 10,807,987 % 47 5%
Geauga County 1,801,390 848,072 1,169,147 47% 27%
Lake County 5,104,494 2,958,492 3,558,545 58% 17%
Lorain County 5,415,200 5,415,200 5,997,487 100% %10
Medina County 2,880,111 1,677,334 1,970,755 58% 15%
Portage County 2,055,884 989,078 1,079,682 48% 8%
Summit County 2,154,112 1,248,462 1,682,251 58% 26%
Total 41,306,096 23,427,433 26,265,854 57% 11%

Table 2.2. Change in Retail Square Foot Totals and Rate tdiR&rowth for Shopping Goods and Servicem
Northeast Ohio, 2000-07

: ; Proportion  of
Region Shopping Retail (Square Feet) Stofes over| Retail Growth
NORRA 52,(338 SF (5,000 SF+)
(2000) 2000 (5,000 SF+)| 2007 (5,000 SF+{ (2000)
Cuyahoga County 23,031,192 14,564,637 20,374,958 % 63 29%
Geauga County 532,596 241,668 587,996 45% 59%
Lake County 4,518,983 3,767,344 4,010,276 83% 6%
Lorain County 3,845,344 3,845,344 5,650,324 100% % 32
Medina County 1,589,570 1,030,527 2,098,176 65% 51%
Portage County 1,334,699 971,781 1,011,281 73% 4%
Summit County 3,043,988 2,148,060 4,298,635 71% 50%
Total 37,896,372 26,569,361 38,031,646 70% 30%




Figures2.1 & 2.2 further compare retail square foot totals forriagion:

Figure2.1. Change in Square Footage of Retail for ConveniGmads & Services in Northeast Ohio, 2000-07
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Figure 2.2. Change in Square Footage of Retail for ShoppingdS@Services in Northeast Ohio, 2000-07

Overall, retail space in Northeast Ohio grew bYye22etween 2000 and 200Vaple 2.3).

Table 2.3. Change in Retail Square Foot Totals and Rate tdiR&rowth forConvenience and Shopping Goods
and Services Combinedn Northeast Ohio, 2000-07

: Proportion  of

Region Retalil Totals (Square Feet) gtSE%SSF over (%eg(i)i(l) . Iir)owth

NORRA 2000 (5,000 SE+)| 2007 (5,000 SF4 (2000)

(2000) ' :
Cuyahoga County 44,926,097 24,855,432 31,182,945 % 55 20%
Geauga County 2,333,986 1,089,740 1,757,143 47% 38%
Lake County 9,623,477 6,725,836 7,568,821 70% 11%
Lorain County 9,260,544 9,260,544 11,647,811 100% 0% 2
Medina County 4,469,681 2,707,861 4,068,931 61% 33%
Portage County 3,390,583 1,960,859 2,090,963 58% 6%
Summit County 5,198,100 3,396,522 5,980,886 65% 43%
Total 79,202,468 49,996,794 64,297,500 63% 22%




By comparison, the population in the region dexdirby 1%, with Medina County
growing the fastest at 10.8% and Cuyahoga Countiinileg by 6.1% Table 2.4). Population
stagnation in the region did not keep retailersdonvenience and particularly shopping goods
and services from building new retail establishreentOf all counties, Geauga County
experienced the highest increase in retail spacesiopping goods and services (59%). This
tremendous growth is somewhat tempered by thetlfiattGeauga still has small retail square
foot totals compared to all other counties. Noaktbs, for all six and a half counties, there is a
strong disproportion between population growth aatdil growth Figure 2.3).

Table 2.4. Population Growth in Northeast Ohio, 2000-06

Region Population Population Change
2000-06
2000 2006
Cuyahoga County 1,393,978 1,314,241 -6.1%
Geauga County 90,895 95,676 5%
Lake County 227,511 232,892 2.3%
Lorain County 284,664 301,993 5.7%
Medina County 151,095 169,353 10.8%
Portage County 152,061 155,012 1.9%
Summit County 542,899 545,931 0.6%
Total 2,843,103 2,815,098 -1%

Source US Bureau of Census, American Fact Finder, 2006

Figure 2.3. Comparing Population and Retail Growth in Northé&2isio, 2000-07
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The amount of retail space per person increasedlelis(Figure 2.4). This is a direct
result of the disproportioRigure 2.3 reports between population growth and retail ghowt

“Between 1990 and 2005 the amount of retail sperespace per person in the
United States doubled.... Because most of this dpveémt was auto-oriented
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in nature, for every square foot of new store spanether three or four square
feet was paved for cars$.”

Figure 2.4. Change in Amount of Retail Space per Person ira&gEeet, 2000-07
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lll. Retail Supply in Northeast Ohio: Surplus or Deficit?

Table

A. A Look back at the Northeast Ohio Regional Retail Analysis, 2000

3.1

200(

for

Floor Space Surplus or Deficit
Region Totals Convenience/Shopping Total
West Shore 673.369 1,068,987 | 1.732,356
Cuyahoga -409,318 -888.,811 | -1.288,129
Heights -300,184 -1,076,627 | -1,376,821
Hillcrest -147,974 1,282,801 | 1.134,827
Southwest 322,174 1,780,994 | 2,112,168
Southcentral 204,639 800,981 | 1.005,620
Chagrin Southeast 574.612 2,003,968 | 2.578,580
Cleveland -611,265 -2,692,242 | -3,303,507
Total 306,043 2,279,051 | 2,585,094
County Totals | Convenience/Shopping Total
Cuyahoga 306.044 2,279,051 | 2.586,095
Geauga 87,742 -1,425,458 | -1,337,716
Lake 1,611,512 992,577 | 2.504,089
Lorain 1,691,855 316,430 | 2.008,385
Medina 731,380 -519,346 212,034
Portage 97.544 -623,833 | -526,289
Summit 105,122 702,764 807,886
Total 4,531,299 1,722,185| 6,253,484

Table 6.2. Retail Surplus/Deficit Totals

SOURCE: Northeast Ohio Regional Retail Analysis

Convenience

! Stacy Mitchell Big-Box Swindlg¢Boston, MA: Beacon Press 2006).

an&hopping

Combined,
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To assess the amount of retail supply, the 200Qystonducted a series of trade area
analyses. First, tade area analysisompares the amount of potential sales to the amafu
total sales per household. The amount of potesélas is a function of household spending on
retail whereas the amount of total sales is a fancof actual retail square footage. The
difference between the two is known as sales capiuteakage: if the amount of potential sales
is greater than the amount of total sales, therettseleakage in that particular region. In other
words, households spend their money outside ofdg®n in which they live. If the amount of
potential sales is less than the amount of toti@ssadhen there is capture since that particular
region captures sales from the outside.

Finally, the leakage or capture is transcribeggunare foot deficit or surplus. Simply put,
if there is leakage, there is a retail deficit. eTlegion could support more retail to capture the
sales made outside. This is the very argument Fitsrstate used to justify Steelyard Commons
when First Interstate assessed the viability ofna-million square foot shopping center in
Cleveland. This is also the argument the compaeygl wo attract tenants to the project. If there
is capture, there is a retail surplus. Retaileustmeach out to meet sales expectations.

Note that the analysis is based on average figures.

This is not a science and the fact that the reg®ma whole shows a surplus does not
necessarily indicate that stores are irremedialyggling. What the trade area analysis
indicates, however, is that competition for retales in Northeast Ohio is fierce. In other
words, this is a tight market. The region showediglus of over 6 million square feet of retalil
space in 2000. The following section comparesilrstaplus or deficit in 2000 with retail
surplus or deficit in 2007.

B. Current Retail Supply for Retail Space over 5,000 Square Feet

As the original study did, we conducted a tradeaaanalysis for each region within
Cuyahoga County and for each county within the aeg({Table 3.2 & 3.3). Table 3.4
summarizes the findingsTable 3.4 is directly modeled aftefable 3.1. It shows that the floor
space surplus increased by 16 million square festden 2000 and 2007. This is a tremendous
increase. The fact that the 2007 survey doesnubiide retail stores under 5,000 square feet
may influence the result. There are grounds t@belthat bigger retailers tend to either swallow
or choke smaller ones. If there are more big legiand more shopping centers, smaller
retailers, especially in the shopping category, imaye been struggling and the vacancy rate for
stores less than 5,000 square feet could have asede

12



Table 3.2. Trade Area Analysis for Cuyahoga County, 2007

1 2 3 4 5 6 7 8

Cuyahoga Retail 2007 Floor Total ﬁif:éhol a/ Total Sales Potential National Median Total Sales Sales  Capture/ (S;églcuns)/
County Category Space* Households Year Sales/Sq Ft (Leakage) (Sq Ft)
Chagrin Southeast

Convenience 1,376,726 46,612 $ 6,679 311,321,548 $ 269 $ 369,742,713% 58,421,165 217,529

Shopping 1,914,752 46,612 $ 3,55% 165,705,660 $ 213 $ 407,933,127% 242,227,467 1,136,965

TOTAL 3,291,478 46,612 $ 10,234% 477,027,208 $ 777,675,839 $ 300,648,631 1,354,494
Hillcrest

Convenience 991,281 67,039 $ 6,679 447,753,481 $ 269 $ 266,225,034$ (181,528,447) (675,916)

Shopping 5,602,351 67,039 $ 3,55% 238,323,645 $ 213 $ 1,193,566,875% 955,243,230 4,483,710

TOTAL 6,593,632 67,039 $ 10,234$ 686,077,126 $ 1,459,791,909 $ 773,714,783 3,807,794
Heights

Convenience 949,121 48,217 $ 8,258 398,179,097 $ 269 $ 254,902,263% (143,276,834) (533,487)

Shopping 883,547 48,217 $ 4,415 212,876,500 $ 213 $ 188,237,479% (24,639,020) (115,650)

TOTAL 1,832,668 48,217 $ 12,673% 611,055,596 $ 443,139,743 $ (167,915,854) (649,137)
Cuyahoga

Convenience 619,247 19,697 $ 8,258 162,657,826 $ 269 $ 166,309,103% 3,651,277 13,595

Shopping 142,332 19,697 $ 4,415 86,962,255 $ 213 $ 30,323,477% (56,638,778) (265,850)

TOTAL 761,579 19,697 $ 12,673 $ 249,620,081 $ 196,632,579 $ (52,987,502) (252,255)
South-central

Convenience 1,234,463 62,185 $ 8,258 513,523,730 $ 269 $ 331,535,613% (181,988,117) (677,627)

Shopping 2,786,854 62,185 $ 4,41% 274,546,775 $ 213 $ 593,732,278% 319,185,503 1,498,189

TOTAL 4,021,317 62,185 $ 12,673% 788,070,505 $ 925,267,891 $ 137,197,386 820,562
Southwest

Convenience 1,346,775 43,623 $ 8,258 360,241,548 $ 269 $ 361,698,873% 1,457,324 5,426

Shopping 3,438,292 43,623 $ 4,41% 192,594,138 $ 213 $ 732,519,515% 539,925,377 2,534,296

TOTAL 4,785,067 43,623 $ 12,673% 552,835,686 $ 1,094,218,387 $ 541,382,701 2,539,722
Westshore

Convenience 1,737,547 76,885 $ 8,258 634,916,330 $ 269 $ 466,647,206% (168,269,124) (626,545)

Shopping 3,735,421 76,885 $ 4,41% 339,447,275 $ 213 $ 795,822,105% 456,374,830 2,142,127

TOTAL 5,472,968 76,885 $ 51,854% 3,986,794,790 $ 1,262,469,311 $ (2,724,325,479) 1,515,582
Cleveland City

Convenience 2,552,827 190,638 $ 5,078 967,014,330 $ 269 $ 685,604,238% (281,410,092) (1,047,822)

Shopping 1,871,403 190,638 $ 2,09% 399,478,854 $ 213 $ 398,697,731% (781,124) (3,666)

TOTAL 4,424,230 190,638 $ 7,168% 1,366,493,184 $ 1,084,301,969 $ (282,191,215) (1,051,489)

Note: Table 3.3 shows the overall retail surplus for Cuyahoga @p(sum of all the above regiongh blue)
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Table 3.3. Trade Area Analysis for Northeast Ohio, 2007

1 2 3 4 5 6 7 8
. 2007 Sales/ National Surplus/
County Egigow Floor thiehol ds Household/ Total Sales Potential Median Total Sales (Sl_aeIZiage)C apture/ (Dezcit)
Space* Year Sales/Sq Ft (Sq Ft)

Cuyahoga County

Convenience 10,807,987 N/A N/A , 795,607,890 $ 269 $ 2,902,665,042% (892,942,848) (3,324,846)

Shopping 20,374,952 N/A N/A NHEB5,102 $ 213 $ 4,340,832,586% 2,430,897,485 11,410,120

TOTAL 31,182,939 N/A N/A $ 5,7085992 $ 7,243,497,628 $ 1,537,954,637 8,085,274
Geauga County

Convenience 1,169,147 24,088 $ 8,258 198,920,258 $ 269 % 313,993,913% 115,073,655 428,473

Shopping 587,996 24,088 $ 4,415 106,347,743 $ 213 % 125,271,078% 18,923,335 88,822

TOTAL 1,757,143 24,088 $ 12,673% 305,268,001 $ 439,264,990 $ 133,996,989 517,295
Lake County

Convenience 3,558,545 72,478 $ 8,258 598,528,000 $ 269 $ 955,706,569% 357,178,569 1,329,944

Shopping 4,010,276 72,478 $ 4,41% 319,988,032 $ 213 % 854,379,276% 534,391,244 2,508,320

TOTAL 7,568,821 72,478 $ 12,673% 918,516,032 $ 1,810,085,845 $ 891,569,813 3,838,263
Lorain County

Convenience 5,997,487 105875 $ 8,258 874,322,581 $ 269 $ 1,610,725,130% 736,402,549 2,741,973

Shopping 5,650,324 105875 $ 4,41% 467,434,710 $ 213 $ 1,203,787,402% 736,352,693 3,456,284

TOTAL 11,647,811 105875 $ 12,673% 1,341,757,290 $ 2,814,512,532 $ 1,472,755,242 6,198,257
Medina County

Convenience 1,970,755 54,538 8,258 $ 450,378,323 $ 269 % 529,279,101% 78,900,779 293,785

Shopping 2,098,176 54,5386 4,415 $ 240,783,511 $ 213 % 447,011,151% 206,227,641 967,989

TOTAL 4,068,931 54,538 $ 12,673 $ 691,161,833 $ 976,290,253 $ 285,128,419 1,261,774
Portage County

Convenience 1,079,682 56,415 $ 6,679 376,795,785 $ 269 % 289,966,596% (86,829,189) (323,306)

Shopping 1,011,281 56,415 $ 3,55% 200,555,325 $ 213 % 215,450,889% 14,895,564 69,917

TOTAL 2,090,963 56,415 $ 10,234% 577,351,110 $ 505,417,485 $ (71,933,625) (253,389)
Summit County

Convenience 1,682,251 39,483 $ 11,618 458,752,977 $ 269 % 451,796,544% (6,956,433) (25,902)

Shopping 4,298,635 39,483 $ 7,80% 308,164,815 $ 213 % 915,813,440% 607,648,625 2,852,174

TOTAL 5,980,886 39,483 $ 19,424% 766,917,792 $ 1,367,609,984 $ 600,692,192 2,826,272
REGION TOTALS

Convenience 26,265,854 N/A N/A 6,753,305,813 $ 269 $ 7,054,132,894% 300,827,080 1,120,121

Shopping 38,031,640 N/A N/A 583,209,237 $ 213 $ 8,102,545,823% 4,549,336,586 21,353,626

TOTAL 64,297,494 N/A N/A $ 10,365,050 $ 15,156,678,716 $ 4,850,163,666 22,473,746
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The methodology we followed for the analysis isadlows:

Thisisthe calculation for each numbered column:

Based on retail square foot total for shopping emnvenience only

U.S. Census Bureau, 2000

U.S. Department of Labor, Bureau of Labor StasstConsumer Expenditure Survey, 2005 (adjustaD@® dollars using CPI)
Column 2 * Column 3

Dollars & Cents of U.S. Shopping Centers, ULI-\Magton, 2006

Column 1 * Column 5

Column 6 - Column 4 (determining whether or ihat tetail supply serves the needs of residents)

Column 7 / Column 5 (sales capture/leakage tadadlinto floor space)

oO~NO O WNPE

Table 3.3 shows that Cuyahoga County has a total floor spagelus of over 8 million
square feet. Only retail for shopping goods anglices, however, shows a surplus. Retail for
convenience goods shows a deficit of more thanlBomisquare feet. The 2000 study shows a
surplus for convenience goods and services of B06sQuare feet. This huge drop is explained,
at least in part, by the fact that a good portiboanvenience retail encompasses stores that are
less than 5,000 square feet. Additionally, theiclg of Tops Markets in the region certainly had
an impact on the results, given that all of the sTdfarkets were bigger than 5,000 square feet.
Looking atTable 3.2 for a detailed analysis of floor space surpluses @eficits in Cuyahoga
County, five regions out of eight show a defiopta slight surplus, and only one a substantial
surplus. Except for Cleveland or the Heights regithis is somewhat surprising. As for
shopping, the analysis is almost exactly reversgith, only three regions out of eight showing a
deficit: Cleveland shows a slight deficit while thkeights and Cuyahoga regions show a more
substantial deficit. The deficit in the Heightgjien is compensated in large part by the surplus
in the Hillcrest regions while the deficit in thaigahoga region is explained in part by the fact
that the Cuyahoga region is mainly residential wather regions providing residents in the
Cuyahoga region with their shopping needs.

The region as a whole shows an overall surplusafiy 22.5 million square feet of retail
(Table 3.3). This is a very significant increase. Compared®000, the region now has an
additional 16 million square foot surplus, withaiéfor shopping goods and services leading the
trend toward greater market saturatidialfles 3.1 & 3.3). The surplus for shopping goods and
services alone stands at 21 million square fees. aAvhole, the region meets the needs of its
population for convenience goods and services.e @ay argue that with a surplus of over one
million square feet for stores over 5,000 squaet, fime actual surplus is much higher. Back in
2000, the surplus for convenience goods and sexvies more than 4 million square fetalfle
3.1). The region’s population and vacancy did nowgio such a way as to reduce this surplus
by 3 million square feet. Once again, the explanamnay lay in the fact that many convenience
retail establishments are less than 5,000 squate fim other words, many convenience retail
stores were not included in the present study.s ®hcertainly true of small convenience stores
and this is true of many restaurants as well. Laglat Table 3.3 more closely, not one county
in the region shows a floor space deficit for shogpgoods and services. This is a clear
indication of the fact that the region has a gragmaversupply of retail for shopping goods and
services. As stores relocate from one shoppintecéo a newer one, more stores open. Even
with convenience retail, only three counties showloar space deficit: Cuyahoga with a 3
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million square foot deficit, Portage with a defiat a little over 300,000 square feet, and
Northern Summit with a slight deficit of 25,000 sqge feet (able 3.3).

Overall, the increase in retail space between 20@D2007 mainly results in an increase
in floor space surplus, especially with respectstmpping goods and serviceslTable 3.4
accounts for a total retail space of over 38 millgmuare feet for shopping goods and services.
In 2000, retail space for the same goods and sswi@s over 37 million square feet. While the
increase seems very moderate at first glance,@@& &tudy does not include stores under 5,000

square feet.

Table 3.4. Retail Square Foot Totals and Floor Space Suipéiiit in Northeast Ohio, 2007
Cuyahoga Totals Convenience Shopping Total Cuyahoga Totals Convenience Shopping Total
Chagrin Southeast 1,376,726 1,914,758 3,291,484 ag@hSoutheast 217,529 1,136,965 1,354,494
Hillcrest 991,281 5,602,351 6,593,632 Hillcrest 78016) 4,483,710 3,807,794
Heights 949,121 883,547 1,832,668 Heights (533,487 | (115,650) (649,137)
Cuyahoga 619,247 142,332 761,579 Cuyahoga 13,595 (265,850) (252,255)
South-central 1,234,463 2,786,854 4,021,317 Soetitral (677,627) 1,498,189 820,562
Southwest 1,346,775 3,438,292 4,785,067 Southwest 5,426 2,534,296 2,539,722
Westshore 1,737,547 3,735,421 5,472,968 Westshore (626,545) 2,142,127 1,515,582
Cleveland 2,552,827 1,871,403 4,424,23( Cleveland (1,047,822) (3,666) (1,051,488
Total 10,807,987 20,374,958| 31,182,945 Total (3,324,847) 11,410,121| 8,085,274
County Totals Convenience Shopping Total County Totals Convenience Shopping Total
Cuyahoga 10,807,987 20,374,958 31,182,945 Cuyahoga (3,324,847) 11,410,121| 8,085,274
Geauga 1,169,147 587,996 1,757,143 Geauga 428,473 | 88,822 517,295
Lake 3,558,545 4,010,276 7,568,821 Lake 1,329,944 | 2,508,320 3,838,264
Lorain 5,997,487 5,650,324 11,647,811 Lorain 2,943 3,456,284 6,198,257
Medina 1,970,755 2,098,176 4,068,931 Medina 283,78 967,989 1,261,774
Portage 1,079,682 1,011,281 2,090,963 Portage ,36eB 69,917 (253,389)
Northern Summit 1,682,251 4,298,635 5,980,884 MNort Summit (25,902) 2,852,174 2,826,272
Total 26,265,854 38,031,646] 64,297,500 Total 1,120,120 21,353,627| 22,473,747
Table 3.4(A) Retail Square Foot Totals by Region Table 3.4(B) Retail Surplus/(Deficit) by Region
Region Totals | ComvenienceShopping Tatal Region Totals | Convenience/Shopping Total

West Shore 3,600,853 4,028421 | 7.729,304 \West Shore 673,360 1,058,087 | 1,732,356

Cuyahogs BEIAZ2 325,500 a78, Q22 Cuyahoga 408,318 -BEE B11 ] 1,208,120

Heights 1,795,993 280,718 | 2776.711 Heights 300194 | 1076627 | 1,376,821

Hifcrest 2,521,083 3902402 | 6423485 Hicrest 147,574 1,282,801 | 1,134,827

Southwest 2,066,308 3,501810 | 5568 118 Soufwest 222,174 1,780,004 | 2,112,188

Southcenira 2,657,534 3208425 | 5865050 Soufcenira 20,630 500,981 | 1,005,620

Chagrin Southeast | 2,781.790 4170248 | 6952,038 Chagrin Southeast | 574,612 2,003,088 | 2578580

Cleveland 5,718,802 2012668 | 8531,580 Cleveland H11265]  -2802.24 o,

Total 21,804,905 | 23,031,192 | 44,926,097 Total 306,043 2279081 | 2,585,004

County Totals | ConvenienceShopping Total County Totals | Convenience/Shopping Total

Cuyahoga 21,804,805 23,031,182 | 44,526, 087 Cuyahoga 306,044 2.279,051 | 2,585,085

Geauga 1,801,390 532508 | 2333988 Geauga B7.742]  -1425.458] -1,337.716

Laks 5,104 454 4518983 | 9523477 Lake 1511512 292,577 | 2,504,080

Lorain 5,415,200 3845344 | 9,260,544 Lawain 1,601,058 316,430 | 2,008,385

Medina 2,880,111 1,580,570 | 4469881 Medina 731,280 519,346 | 212,024

Paortage 2,055 554 1,334,600 | 3.390,583 Foriags o7, 544 523,833 | 526,280

Summit 2,154,112 3043008 | 5198100 Summit 105,122 702,764 .

Total 41,306,006 | 37,806,372 | 79,202,468 Total 4,531,209 1,?22,1£| s,zsa.,m)

Table 6. 1. Retail Square Foot Totaly by Region Table 6.2 Retail Swrplus/Deficit Totaly p 16

SOURCE: Nariheast Ohia Regional Relal Analysis SOURCE: Narthsast Ohia Reganal Retall Analysis



Map 3.1 andMap 3.2 show floor space surpluses/deficits in the regmo2000 and 2007.

Map 3.1. Floor Space Surplus and Deficit for Convenienag &hopping, 2000

Convenience and Shopping Goods and Services
Floor Space Surplus/Deficit (Square Feet)
I 500000 and above (2)
[ 1 1.500000 102,499,999 (3)
[ 1 500,000to1,499,999 (3)
[ ] -499999to 499,999 (2)
[ -1499.999to-500,000 (3)
[ -2.499.999 to 1,000,000 (0)
I 2500000 and below (1)

Lorain

' Portage
Medina

Summit

Map 6.3. Convenience and Shopping Goods and Services

SOURCE: Nartheast Ohio Regional Retail Analysis

Map 3.2. Floor Space Surplus and Deficit for Convenienad hopping, 2007

Convenience and Shopping Goods and Services
Retail Supply in Northeast Ohio, 2007

—_ . Hillcre st
leveland Geauga
Westshiors ; H g

Chagrin
Southeast

South
Southwest e &

- Cuyahoga
Lorain

Portage

:l County Boundaries |

Floor Space Surplus/Deficit (Square Feet) Convenience and Shopping Goods and Services

Retail Supply in Northeast Ohio, 2000
I 2 500,000 and above
[ 1500.000 to 2 439,590
[ 500,000 to 1,498,909
[ 499,998 to 499 088
[ 41,499,999 to 500.000
[ 2499998 to 1,500,000

[ 2,500,000 and below

2007 Retail Survey only includes retail space over 5,000 square feet

Source: Northeast Ohio Regional Retail Analysis, 2000

17



Map 3.2 is now compared to the

development at the timé&/@p 3.3):

map the 2000 study creasskd on proposed retail

Map 3.3. Estimated Future Floor Space Surplus and
Deficit for Convenience and Shopping, 2000

Coomy el ence and Shopping Goods Sarvic es)
fmzivdes Froposed Developmants)
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Retail Supply in Northeast Ohio, 2007 500,000 & 1,490.999 1)
499039 w0 49995 L
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<2 49 293 0 -1 500,000 Lk
B 2530000 and boiow [}
Hrimal
Cuyahoga |
Geauga |
L
S s |
ik |
|
® :
|
Summit Portage
[ countyoundsries
Floor Space SurplusiDsficit {Squars Fast} Medina
I 2500000 and abova
[ 1500000 te 2 450200
[ 500,000 to 1,408,300
[ 400290 to as0000
1,453,398 to 500,000
[ 2455909 1o 1,500,000
M7aem..si°0:::vuy$ﬁw... Space Ve B0 scqsere feet T Retal Anaysi, 2000 Map 9.3, Floor Space Surplus/Deficity, Including Existing New and Praoposed |

Drevelanments
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A comparison ofMap 3.1 and Map 3.2 shows that all the regions within Cuyahoga
County have seen an increase in floor space sugpjuss is the case with Cleveland, a smaller
overall deficit. The only two exceptions are Chagoutheast and the Heights region.

Likewise, all the counties in the region have saernncrease in floor space surplus; they
all fall in a category with a higher range of ouefor space surplus, with the exception of
Lake County. This is because Lake County alreadlyahsurplus that fell in the highest category
in 2000.

A comparison oMap 3.2 andMap 3.3 shows that the anticipated growth in floor space
surplus back in 2000 was confirmed. In fact, salveegions within Cuyahoga County and
several counties within the region outpaced theipated increase in floor space surplus: (1) the
Southwest and Hillcrest regions in Cuyahoga Couabd (2) Geauga, Medina, and Northern
Summit counties at the regional level. A few regiavithin Cuyahoga County did not meet
what the 2000 study anticipated. This is true af@&hoga, Chagrin Southeast, and Westshore.
At the regional level, all the counties met or eeaded what the 2000 study anticipated.

IV. Vacancy and Proposed Retail in the Region
Table 4.1 shows the level of vacancy in the region. One @d@te observation, even

based on partial data, is that the vacancy ratéydrtheast Ohio, remained relatively steady
between 2000 and 2007, decreasing by less thapetcent-point. While retail space between
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2000 and 2007 grew by 22%, the increase in the rumivacant stores did not follow the same
trend. Here again, since the 2007 study only oetustores over 5,000 square feet, it would be
interesting to see if more of the smaller storegehalosed between 2000 and 2007. This is a
likely result given the fact that smaller storesenfsuffer from the increase in the number of
bigger retailers. Cuyahoga County is the countihwhe highest vacancy rate while Northern

Summit County has the lowest.

Table 4.1. Total Vacancy and Vacancy Rate in Northeast C2000-2007

Vacancy | Vacancy Vacancy as| Vacancy as
County 2000 2007 Prop_ortion of Prop_ortion of
(Square | (Square Retalil Space| Retail Space
Feet) Feet) 2000 2007
Cuyahoga 4,305,779 5,426,235 17.3% 17.4%
Geauga 190,535 N/A 17.5% N/A
Lake 483,230 N/A 7.2% N/A
Lorain N/A N/A N/A N/A
Medina 116,883 132,000 4.3% 3.2%
Portage 34,100 69,000 1.7% 3.3%
Summit (Part) 68,109 36,466 2.0% 0.6%
Total Region 5,198,636| 5,663,701 | 10.4% 8.8%

Table 4.2 gives a partial indication of the fact that thesemore proposed retail in the
region. In Cuyahoga County, Cleveland, North Rygland Strongsville are the three cities
leading the pack. Because the analysis is onlighaother cities may be included in this list.
At the regional level, anticipated retail growth ts be expected in Lorain County, Medina
County, Portage County, and Northern Summit County.

Table 4.2. Proposed Retail Development in the Region, 2007

Proposed
County Square
Footage
Cuyahoga 3,215,000t
Geauga N/A
Lake N/A
Lorain 650,000
Medina N/A
Portage 1,545,000
Summit (Part)
Total Region 5,410,000

* This figure is only partial; data for some of thegions in Cuyahoga County is missing.

The following section offers synopses of each teafimdings as teams of two students

surveyed each region within Cuyahoga County antl eaanty within the region.
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V. Analysis of Retail Growth in Northeast Ohio
C. Cleveland City

Retail is the second-largest industry in the Uysnbmber of businesses and number of
employees. Consumer attitudes, perceptions andvieeheontinually evolve and form new
trends and countertrends.

1. Neighborhoods

There has not been a large change in convenierttslapping space since last survey
(in terms of square footage). There is some logsjtlseems to be mostly due to changed uses
and progressive demolition over the last two ye@ne fact that there is no significant change in
vacancy may be due to demolition as well as snet-sp businesses.

Because only locations over 5,000 sq ft were camned there are a lot of national chains
- mostly grocery store anchored retail centerdpnat chain drug stores, and small convenience
shopping goods aimed at lower-income householdsafiizear in the study.

New and repositioned centers that are anchoreéigye Ichain and/or drug chain stores
create an environment for convenience and innogatiche products and locations. New
strategies are critical for both new and old centertegrating discount stores to compete on
price, and provide a variety of shopping experience

Many gas stations are becoming gas station/ andecoence store in one. Auto oriented
shopping centers like Glenville Town Center condinia see strong occupancy numbers, while
other more traditional models like Shaker Squarg Bn 185th have been able to keep up by
active interventions and marketing.

2. Downtown

A number of trends continue to evolve in the dowmtoarea with many innovative
restaurants and entertainment and mixed use liwgk and retail venues sharing locations.

Many downtown locations have been designed anddztoremixed use. New strategies
are critical to compete on lifestyle, mixing usescteate a new urban environment and to draw
the target market to the downtown area.

The enclosed centers, such as Tower City and thleraahave seen some vacancy but
the type of tenant they have focused on has chatogadower grade and sometimes altogether
different class. To name a few examples dollarestdnave sprung up in Tower City and art
galleries and office space are common in the GalleThese tenants have replaced national
retailers like Banana Republic and the Limited aberpast several years.
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D. Heights

The Heights region (East Cleveland, University Hég Shaker Heights, and Cleveland
Heights) is unique in comparison to other areataige part because of its age. These four
communities have experienced relatively low amowhtsew development. Likewise much of
the change since the 2000 retail study has invallredepurposing of existing space or simply a
change in businesses or ownership. The retaiblestanents in the heights region are of the
typical early 28 century style-- human scaled and with residenbese All four communities
are entirely built out, so the amount of proposetit is limited as new development would
require site preparation, zoning variations, antitipal issues which are absent in many areas
further away from the center city. As the auton®bias come to transport most shoppers, the
linear style of development found in these areasbemome less functional. The physical space
itself is also a problem as many businesses fiedldfiouts to be less than ideal. To quote a
planner from Shaker Heights “the spaces are tomwaand too deep.”

Another unique feature separating the Heights reffimm the rest of northeast Ohio is its
overall retail deficit. All of the communities, thi the exception of University Heights were,
according to potential spending power, under retiail This stands in glaring contrast to the
overall trend of northeast Ohio as documented en2000 retail analysis and supported by the
2007 update in which the region as a whole hag aurplus of retail.

There were some other interesting observationstabeundividual communities. East
Cleveland, in many ways the most struggling comityunithe Heights region, has seen many of
their vacant buildings repurposed for use by RTAuiversity Heights which as mentioned is the
only community in the Heights with a surplus ofaiktironically, has the most additional retail
planned. Cleveland Heights has only one projeseatly underway that would add retail space
to the total. Cleveland Heights developed a nemirmpclassification, known internally as “C-2
on steroids” (C-2 is the general retail/commera@ahing category. This change effectively
increases the height limits allowed, but only i tthevelopment meets certain criteria and more
importantly if it is in one of the established nede/here increased density is encouraged (Cedar
Lee, Cedar Fairmount, and Coventry). Given thak8hHeights is nearly built out there are no
plans to increase the total amount of retail. &hsy however, a preliminary proposal to build a
lifestyle center that would build three to four lkwed thousand square feet of retail, a
development of this sort would require nearly tame amount of existing retail to be “scraped”
first and would therefore not be a net gain of sgdaotage. Another trend that will be obviated
throughout the region is the volatility in ownenrslof pharmacies and grocery stores which have
seen major chains both enter and depart from thikeha

E. Hillcrest

This region has seen a large increase in retadtal Tetail square footage has increased
almost 50% since 2000 or 7.2% per year over a sgganperiod. There is an 82% increase in
shopping retail square footage from 2000-2007. sThirge increase comes from new
construction of “Lifestyle” Centers and medium &ode box construction. New projects include:
Legacy Village, redevelopment of Eton Collectiomarttard Park, redevelopment of Eastgate
Shopping Center, new Super Wal-Mart and Costco ayfidld. There is a 7% decrease in

21



convenience retail square footage from 2000-2007This change is primarily due to
consolidation of small shop retail to larger forméatategory Killer” stores. Trends indicate
movement toward national and regionally-based tisnsuch as Cheesecake Factory, Michael’s,
Wal-Mart, Costco, Brio/Bravo and Mitchell’s brandgersus local, individually-owned
establishments.

The greatest quantity of vacancies is located inliland South Euclid, respectively.
New retail development has bypassed the innersimgirbs as a result of out-migration, change
in per capita income, size and quality of existretpil in these cities. New retail growth has
located closer to higher income communities such Besmachwood, Pepper Pike, and
Mayfield/Gates Mills and in conjunction with existj, strong retail hubs. Legacy Village’s close
proximity to Beachwood Place and La Place is amga that illustrates this.

There is heavy retail agglomeration and polarizatietween big box retailers and
smaller, individually-owed establishments—Big isttogy bigger. Conversely, strong, local
retail tenants have diminished and now focus onllsmaiche markets. The end result is an
erosion of necessary retail in older neighborhoods;essitating greater travel distances for
consumers. The newer communities (Beachwood, Péhke) are perceived as getting “better”,
whereas older communities (Euclid and South Eudid)perceived as getting “worse.”

F. Chagrin Southeast

The Chagrin/Southeast region contains various nipalites with differing retail
situations. While the Solon and Garfield Heighésdn seen a large increase in retail, Bedford,
Oakwood and Maple Heights are seen increasing egsam@and an influx of lower-tier retail
tenants. Chagrin Falls, on the other hand, hase® much change in its retail climate. That is
due, however, to the small independent retail matdirits downtown. To an extent, there seems
to be a shuffling of big box tenants—as one citgroga new big box center, other cities see big
boxes close due to the increased competition.

G. South Central
There are several instances where retail storee hmwed out and retail space is left
vacant. There are also several instances wherliegptae has been replaced by other retail types
that are within category A or B. Giant Eagle andré/&ahave moved into the larger retail spaces
while Rite Aid has moved into the smaller retaihse.

H. Cuyahoga

This region has added nearly a quarter-million sgdeet since the last study. This trend
looks to continue as there are two lifestyle cenpanned.

. Southwest

In Berea, Brook Park, Olmsted Township, OlmstedsFahd Middleburgh Heights, there
has been little retail movement. The larger va@seare due to Tops pullout. There is some
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evidence of the downgrading of retail locationsrirdrugstores to dollar stores, particularly in
areas where shopping seems to be struggling: Sateti&hopping Center in Middleburg Heights
or Brookgate Plaza in Brook Park, for instance.

Generally speaking, retail vacancies appear to Imasreased slightly and rezoning has
removed some retail space from the market as these are changed to industrial. In contrast,
Strongsville has seen a large increase in newl.réfdith even more planned Strongsville meets
and exceeds the retail needs of all these comresniti

J. West Shore

There have been several major developments in tbst \Bhore study area since 1999.
The Westgate Mall in Fairview Park and Rocky Rivas been demolished and is currently
being redeveloped as a power center, with Targgtahl's as the anchors. The new center will
have about 100,000 total square feet fewer thamldhenall. The redevelopment will leave the
existing Target in Rocky River, on Center Ridge  &oa vacant.

In North Olmsted, Great Northern Mall added abd2@,200 square feet in an expansion
of Dillards in 2003. Little else has changed theBay Village has remained practically
unchanged since the last study, with no new sdoatage added to its scant supply of retail and
Nno new vacancies.

In Westlake, Crocker Park has changed the retaildeape of the west side of Cleveland.
Opened in 2004, the development added nearly @omidlquare feet of retail. Rocky River is
also opening the Beachcliff Market Square develagrtieat features several hundred square feet
of new retail.

Overall, there is an increase in new retail andightsdecline in vacancies. There are
many new national chain drug stores that have éocit the study area. In some cases, the older
retail spaces are either vacant or are being filéd dollar store-like tenants. Additionally, we
found a huge deficit in convenience shopping andarge surplus of shopping goods.
Correspondingly, there was a large sales leakagenmenience shopping ($168 million) and a
net leakage of $2.7 billion.

Fairview Park is the only city in our study areattprovides tax incentives. It provides a
seven-year 100% tax abatement on commercial develois.

K. Lake County and Geauga County
In Lake and Geauga counties, the majority of theelbgpment is occurring in Mentor,
Mentor and Madison. All of the other cities regartthat there are no significant retail
developments.

L. Portage County and Northern Summit County

1. Portage County
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Portage County hasn't experienced much retail drowtere are few new big-box
developments such as a Target in Streetsboro, alydaohandful of reported discount drug
stores like CVS, Walgreens, and Discount Drug. Brwn Kent and Streetsboro have the most
of this new retail development. A few strip mdilave been added, but again, most of Portage
County still remains rural. Besides the largerasorirations (but existing ten years prior) in
Aurora at the State Rt. 43 and State Rt. 82 intticse and the Aurora Premium Outlets, not
much retail development has been built within e L0 years, and according to our sources in
local governments, there are no proposed largé oetaters. On the whole, like many counties,
Portage County has also seen an increase in shgppgdaal surplus from -163,000 square feet to
about 70,000 square feet.

2. Northern Summit County

Northern Summit County has exploded with new retl@Velopments of the past ten
years. The present total of new and proposedl =jaiare footage in the northern half of the
county totaled more than 4.3 million square feé&e found that projects that had were in the
development and approval states ten years agolieese finished as expected. From what we
unearthed, Summit County still has a deficit of rappmately 11,000 square feet of convenience
retail and has in excess of 4.4 million square &éethopping retailers. Overall there has been a
negative impact on convenience shopping down frdmout 105,000 square feet; while
experiencing an increase of approximately 2.7 amllsquare feet of shopping retail. This excess
is largely due to new big box centers like Wal-M&tbme Depot or other do-it-yourself mega-
stores and projects like First and Main locatetiudson, Ohio. Nodes of new large-scale retail
developments can be seen at the Cascades at Bdimflentrose/Fairlawn and Macedonia,
Ohio.

3. Disclaimer

In Portage County we ran in to trouble contactihg tounty planning offices. We
cannot predict how much this has impacted our Irat@lysis. Additionally, our trade area
analysis data is missing some household figur&immit County, which could explain some of
the drastic new surplus figures. However, thissdoet mean that we have over compensated in
the retail data we gathered. The addition of itigrmation would only affect the potential sales
and total sales, in dollars, figures and the hooisefigures. The data team never got us the
figures for the bisected municipalities locate®&ummit County.

M. Medina

Medina County has experienced significant growthetiail development since the initial
study. Through our research we successfully doctedegrowth of those establishments over
5,000 square feet in the City of Medina and Medina/nship for the entire period, the City of
Wadsworth and all other townships and villages fi2001 through 2006. The County Building
Department agreed to share data dating back to, 20@gesting that the compiling of additional
permit data was too time consuming. Further, weewerable to collect data on the City of
Brunswick as city officials were not forthcomingsharing data.
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Although the data was incomplete, growth trendshe County are evident. In the
subdivisions listed above, the county gained ov@miillion square feet in new retail over 5,000
square feet. Growth occurred throughout the coanty has provided residents with numerous
retail alternatives. New retail in the form of bigx occurred in Wadsworth with the additions
of: Wal-Mart, Home Depot, Lowe’s, Target, and KahlFurther the City of Wadsworth gained
those retail establishments that typically followwer center developments: Bed, Bath, and
Beyond, Marshall's, and Office Max. Finally, the tfialso gained smaller strip retail.
Throughout the rest of the county, growth in retaturred mainly as small to medium sized
strip centers were constructed. Establishmentsimgnigom Old Navy to neighborhood retall
were constructed since 2001.

Despite incomplete data, our retail trade areayaisatlemonstrated a surplus in both the
convenience and shopping retail categories. Incdtegory of convenience retail, the county
demonstrated a surplus of over 290,000 squareoferetail space. In the category of shopping
retail, the county demonstrated a surplus of ov&®,@0 square feet of retail. Given the
prevalence of big box retail that occurred overghst seven years, the surplus in shopping retail
is predictable. Again, it is important to note tliaese surplus figures were generated using
incomplete data, suggesting that we underestintagtrue impact of new retail development in
the county.

N. Lorain

The trends in Lorain County mirror much of whatgsing on throughout the rest of
Northeast Ohio with regards to retail. More andrenietail is being added to an already over-
saturated market. Power strip retail is dominatsgolder retail centers such as the historic
downtowns of cities in Lorain County continue tdfsu

The southwest region of Lorain County continuesbé& mostly rural with little retail
activity. Most retail activity is clustered alortge eastern border of the county in the fast
growing exurban communities of Avon and North Ridtie that are very near built out high
income Cuyahoga County municipalities. The histdowntowns of Lorain and Elyria continue
to suffer with vacancies and low end retail. ThighWay Mall located in Elyria is struggling and
has lost Dillard’s, a major anchor, which in thestphas signaled the beginning of the end for
other malls. Elyria continues to have strong tetaund the mall area due to the construction of
big box. The city of Lorain, although struggliriiggs added big box retail in the wealthier area of
the city that straddles the border of the higheome community of Amherst.
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Introduction

Corporations and planners have in common the faat they are both charged with
projecting the impacts of their actions 5, 10 afdy2ars into the future. A retailer's investors
count on the decisions that are made today addgmnt grofits at some future point in time. A
city planner’s investors - the residents and bissiae of the neighborhoods and cities that they
are planning for - expect that the overall healtthe community, and their individual well-
being, will grow with time. Competition is ripe loth of these markets. If the corporation or
planners fail, they will lose their investors tdvet, more successful offerings.

One of the challenges planners face in this regam shaping the design of buildings,
neighborhoods and cities. Planners must strivemgsmure that what is built today will not become
prematurely obsolete and thus lead to a loss aderts and businesses. At the same time, they
may seek to limit the amount of development, mama@ sustainable level of growth that is
appropriate to the community at hand. For examplesiners need look no further than some of
the physically segregated, auto-oriented retailirenments that have been built over the last
several decades. While they may be retail fornttas many shoppers demand today, these
typologies have been over built and signs of ttaorsare already evident.

Inherent to this dilemma is the fact that manyhwfse retailers are building structures in
stark contrast to those that benefited from thg-tmmm foresight of builders from a century ago.
A big box made of corrugated metal and cinder blgek hundreds of feet back from the nearest
road, with embellishment only suitable to a spechirand or corporation does not smack of
permanence or of a life span beyond its first tésalifetime. Many of our nation’s most
treasured buildings, on the other hand, were gite than 100 years ago and will likely remain
standing for another 100.

The enduring quality of these buildings is evidehbg their ability to be reused dozens
of times over. Turn-of-the-century warehouses Ha@me offices, artists’ lofts and residential
condominiums. Their longevity is further supportsdthe fact that they exist in tightly woven,
mixed-use neighborhoods where many resources aredshnd users of all types keep buildings
occupied and streets and sidewalks active.

There may yet be a use for the obsolete mallg senters and big boxes of today, but
the current trend is to operate them until theyravdonger profitable and then either abandon
them or tear them down and build anew. Many comtiasnconsider themselves lucky if the
latter is the case, particularly in slow or no-gtiowegions like Northeast Ohio. This method is
not sustainable economically or environmentallyewNstrategies have already begun to address
this problem and others are evolving, even as thpserly conceived, short-sighted
developments continue to spread across much ofdhbetry. It is essential that planners and
legislators address these issues and pursue psogresolutions to building and site design;
sustainable site planning; zoning reformation; steeent in sustainable building practices; and
finance of sustainable development.
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Sustainability and Building

Architecture and Building

Sustainable development occurs under several diffetypes of contexts and eludes
having one definition. The most familiar aspectsabtainability is the ever popular phrase of
“green building.” Green building is most simplyderstood as a physical structure constructed
utilizing energy saving techniques during its cangion as well as its ability to consume limited
amounts of energy and have a longer, more usdbterie than other formats (a “big-box” per
se). Many people may not consider the programneiments, other than saving energy, that
are part of green building design or what ways igresign can save energy, aside from cutting
down the need for heating and cooling the intepaats of a structure. Understanding green
building goes beyond simple design principles. Miest also consider aspects such as material
intensities and site planning.

LEED stands for Leadership in Energy and EnvirortadeDesign. The use of LEED
standards is a relatively new effort that promdtes development of environmentally friendly
buildings and rates the efficiency of new builditgsed on a point system. Buildings can attain
a certified, silver, gold, or platinum level of tiécation according to how many points are
achieved though the various stages of constructidhany people are familiar with green
building elements like green roofs, but points barawarded for things like density, location to
mass transit and on-site remediation. There areyrddferent types of LEED rating systems for
the various types of development that occur inetgci LEED-H for homes, LEED-NC for new
construction and LEED-ND for neighborhood developteare a few examples. LEED-ND is a
category that is relatively new and rests on aroigmt theory that even though a building alone
can be considered sustainable by design, one ronsider the context in which it rests. LEED-
ND is described by the US Green Building CounciE&BC) as

“...hav[ing] a similarly positive effect on developntetrends to revitalize existing urban
areas, decrease land consumption, decrease vefilele traveled, improve air quality,
decrease polluted stormwater runoff, and create ediircome, walkable
communities...LEED-ND will address location, linlkkago other communities, and
infrastructure issues that other LEED programs haveuched on.?

LEED-ND patrticularly stands out with its newly inradive approach to address issues
that go beyond structural efficiency. One of thereninteresting elements of LEED-ND is its
specification of the actual location of developnseand the attention to community design
issues. The development of LEED standards arebleotar the collaborative approach taken
towards their development. For example, LEED-NB bt always incorporate the importance
of location and community design and received heaiticism because of it. However, because
of the open and collaborative design approach tékethe USGBC, these elements were later
added. Other characteristics of the LEED-ND rasggtem are its integration of smart growth
initiatives, new urbanism and green design.

2USGBC - U.S. Green Building Council. 2006. U.Se@r Building Council. April 2006. <http://www.usgbrg>.
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One of the most important factors of LEED-ND hasrbdahe introduction of the
importance of siting. Not only is growth importdmgcause of its impacts on a region’s air and
water quality, but also because of how it can kasprawling communities.

“The negative environmental, social, and economegacts [of sprawl] are affecting
more and more people on a daily basis. Long-distasommutes and traffic tie-ups
contribute to worsening health-related issues, sigchir pollution and increased asthma
and other breathing related illnesses. More impas/roadways, rooftops, driveways,
and parking lots mean more flooding and water pioliy and runoff that have nowhere
to go and plenty of toxins to pick up on its way.”

This is why 25% the points that can possibly benedrby LEED-ND projects are
attributed to location itself. “Location is crutibecause it determines whether, and how far,
people have to drive to get there...transportatiocoasted for 28 percent of U.S. energy
consump‘;[ion in 2004, it makes sense to pay attemtidiow a development affect transportation
patterns.

Keeping sprawl in check means paying attentionetasdy and diversity. Good density
is typically defined by sustainability advocateshagh density. One of the biggest payoffs (but
not always recognized as so) of dense developregheipreservation of land acquired by using
less of it. Smart growth proponents are alreadynmting such land use behaviors and many
municipalities offer density bonuses for develop&ko develop PUD, or Planned Unit
Developments, densely.

Another measure of benefits returned through deleselopment is the reduction of
taxes a home owner may experience in more denas bhezause of the less a local government
has to extend their utilities to remote or leagfdevelopments. Further, dense development can
increase the possibility for creating diversityhiousing supply.

“...people can stay in an area throughout their lieesl change dwellings without
moving very far as they graduate from college, eafmamilies, and eventually
retire...diverse housing stock can also help integcatnmunities by class, race, and age,
leading to a higher population density that contesnfbuilding both small and large
homes...that makes the neighborhood more able tcosupperything from boutiques to
bus systems?”

Material Intensity
There is no question that construction, use, amdotiBon of a building has tremendous
environmental impacts. As we start to consider #pecific elements that impact the

% Kollin, Cheryl. “The winds of change are blowirtgaugh the building community, fueled by consumemend
and discerning practitioners®merican ForestsSpring 2005. April 2006. <http://american
forests.org/productsandpubs/magazine/archives/podgcommunities.php>.

* Kelly, Carolyn. “Rating System Asks: Where You At®lichigan Land Institute. October 20, 2005. AD05.
<http://www.mlui.org/print.asp?fileid=16929>.
® Kelly, Carolyn. “Rating System Asks: Where You At®lichigan Land Institute. October 20, 2005. Af005.
<http://lwww.mlui.org/print.asp?fileid=16929>.
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environment, we eventually come to the issue ofens. A building is, in its very essence, a
composition of materials assembled to create atifumad form. As we begin to think about
material composition, we have to consider the dgeskgpices we make with them. Those design
choices must include material selection that itdam a consideration of origin and how it may
affect future adaptable uses of the building. Tdwnsciousness of a material’'s origin,
production, use-period, and final discarding i®a&eown as having a Life Cycle Awareness of
that material.

Through Life Cycle awareness we can make bettesides as we create materials for
use in our buildings. Humans are increasinglyizes the interconnectedness to the natural
world and our responsibility to work as closelypmssible with the natural process. To further
illustrate, we must understand that in the natpratess there is no waste generated. Even what
we may consider a “waste” product of an organishféscycle has a purpose. Waste that is
created by humans through unnatural resource ¢ixtnagnd material production does not have
its place in the natural process.

What is it exactly is the life cycle we need to &ware of? The life cycle entails
quarrying and refining of raw materials; productiand manufacturing of raw materials;
manufacturing raw materials into components; useonfiponents on a construction site; use of
the building; and finally the demolition, reuse asidposal of the building. Historically, our
human society has been limited in our ability tor@st resources and materials. However, due
to technological advances, we have eliminated noditlye limits on what we can build and what
we want to build it with. Frankly, sustainabilisy not just our ability to look into the future and
make better judgments, but also our ability to labkur current status as well.

Damage to
the Environment

Figure 1.:

Land Use Strategies

Communities that seek to build a sustainable r&adscape have many options to work
with. In addition to strategies that work withihet structures themselves, the foundation for
many of these tools can be found in comprehendsenpg and zoning statutes. State zoning
enabling legislation gives municipalities and caeemitthe responsibility and authority through
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which sustainable retail form can be promoted. 3Jta¢e legislation can go further, spelling out
goals and objectives to be developed in local latos.

Beyond the state legislation, it is up to each roipality to establish its own principles
and codes to ensure sustainable development ardegi met. Through comprehensive planning
and community goal-setting, communities can esthbthe appropriate design standards for
retail facilities in their community. By tappingto the authority of “police power,” which is the
legal basis for land use regulatidthe community is setting a framework for legisiatthat can
enforce the type of development that they have @demesirable or appropriate, so long as it can
be proven to protect the health, safety and welfdiiés residents. Zoning and planning boards
may be hard pressed to deny a building permit eeld@ment proposal for an undesirable
project without the force of these regulations.

Worldwide, progressive land use legislation is desti@ting awareness of the impacts of
building and neighborhood form and function on ¢hgironment, the economy, social networks,
and the overall health of communities. Examplegeafrom seemingly subjective measures like
aesthetics, to the precision of maximum store Bmés. A growing number of communities
have begun to recognize the obsolescence of tbring code and have adopted new “smart” or
“form-based” codes that encompass retail and nmaxtafruses, while others are attempting to
concentrate development around infrastructure ingrents and transit. Still others have
enacted zoning regulations that are focused spaliifion ensuring energy efficiency in the built
environment. One theme rings true throughout thesemples: regulation and successful
implementation are most plausible when the prooedsdes positive planning and collaboration
across jurisdictions, regulators, property ownplanning officials, and the community at large.

Aesthetics

A number of communities have been able to enfdreg tand use regulations on the sole
basis of aesthetics. The protection of neighbadhgwracter and stability, often as they relate to
historically significant structures and neighbortie@r to economic diversity and function, has
been deemed a sufficient application of the patiower of legislative bodies.In many cases,
the argument for aesthetics comes in relationgodhise retailers, where brand identity is often
built into their structures. These free-standirigpokie-cutter” buildings can prove
unsustainable, as they have no real relation tio smeroundings and are unlikely to be re-used
should they go vacant. Building or project siza a#s0 be a factor in the aesthetics argurfient.
The ability of a proposed project to blend into steroundings, where they are deemed to be
worthy of preservation, can prove important in gegmitting process where strict regulations
have been established. Under these criteria, radatdized drive-thru franchise or an auto-
oriented strip center may not be allowed in a distwhere pedestrian-based form is well-
established. Well-planned communities have bede tbenforce regulations that have led
developers and franchises to fit appropriately thiocontext of the existing built environment.

® Curtin, Daniel J., Jr. 2005. “Regulating Big B8tores: The Proper Use of the City or County’sdedPower and
its Comprehensive Plan¥ermont Journal of Environmental Lavé: 34.

" Ibid. at 36-41.

8 Murphy, James. 2004. “Vermont’s Act 250 andRineblem of Sprawl.”Albany Law Environmental Outlook

Journal 9: 223-227.
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Size Caps
Placing a size cap on store sizes is another mettaichas been implemented across the

country to promote a more sustainable building forBmaller building footprints allow for a
better mixture of uses, enhanced walkability andreater possibility of reuse if the built
structure is vacated. Additionally, in smaller commities with limited buying power, the
potential exists for a single retailer of suffidiesize to capture a substantial percentage of
consumer dollars, leaving the pre-existing retailgith an insufficient share of the market for
survival. This is a bad scenario for a numbereaions, not the least of which are the benefits of
thriving small businesses and local ownership, twHi@ve been well documentgd.Large
format retailers do not generally exist in dissietith a true diversity of retail options, nor do
they typically inhabit neighborhoods with publicespspaces, functional sidewalks, access to
public transit, or a mixture of housing types. Hwgse reasons and many others, they have been
deemed an unsustainable retail typology by manynconities.

In the early 1990s, Ashland, Oregon establishef,@00 square foot cap on retail stores.
Hailey, Idaho enacted a 36,000 square foot capantid-1990s and Rockville, Maryland added
their own 65,000 square foot limit in 208b. In Northeast Ohio, the City of Westlake has
successfully implemented its limitation on retal@ver 65,000 square feet. Dozens of other
similar regulations exist nationwide, many of whiwwe withstood challenges in the courts. So
long as their foundations are soundly based witha limitations of the legislature’s police
power, they fare well. However, if they are foundoe arbitrary or directed at a single retailer,
the retailer’s challenge may prove successful.

Other community approaches to the “big box” formatlude acceptance with
conditions® and incorporation into existing urban environments the market continues to
exhibit demand for these mega-stores, it is impardahat communities who cannot abolish them
regulate them otherwise to fit more appropriatetyoitheir surroundings. This can entail
architectural features, building materials, LEEhpiples, pedestrian access, or site plan criteria
relating to parking placement, setbacks, and puwshenities. As is the case with most of these
regulations, however, the power of the policy idyaas strong as the region’s ability to work
together in enforcing them. If one community htgtsguidelines, but its neighbor has none, a
retailer may simply pick up and move down the rtmthe next town, contributing to their tax
base, but still draining consumer dollars and lleguts substantial ecological footprint on the
broader community.

A more incentive based approach might lead a dityegion to encourage retailers to
locate in existing commercial areas and ideallyretose existing structures. Historic and new
markets tax credits are potential sources for thesantives, as are fast-track approvals, reduced
parking requirements, and density bonuses for dpees. There is evidence of a growing trend
in this regard across the country. A recent a&tated Wal-Mart’s plans to expand into low-

° Mitchell, Stacy. 2006Big-Box Swindle: The True Cost of Mega-Retailers #re Fight for America’s
Independent BusinesseBoston: Beacon Press.

%pid. at 212.

™ Merriam, Dwight H. 2005. “Breaking Big Boxes:aming from the Horse WhisperersVermont Journal of
Environmental Law 6: 17-22.
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income urban areas across the United Statésome Depot recently opened a flagship store in
Manhattan that fits snugly into a historic mixedusructure. Elsewhere, “big-box” retailers
have become ground floor tenants in mixed-use deweénts in downtowns and inner city
neighborhoods where income density (and the raifithe middle and upper classes) outweighs
relatively small per-capita incomes.

Ultimately, if a more sustainable building type nahbe enforced, establishment of reuse
clauses or demolition provisions as conditions wdjgrt approval can be useful. With the
developer or retailer’'s commitment to these comnges, it is more likely that a community can
prevent the building from sitting vacant should peposed use fail.

Smart and Form-Based Code

Many communities have begun to acknowledge that #aming codes are outdated and
have enabled the type of development that they semk to deter. The Euclidian zoning of the
past, which separated uses and led to the prdideraf countless sterile, automobile-dependent
communities, is being replaced in some communitiesmart” and “form-based” zoning codes.
There are other names for this type of land useslgn, including “new urbanism” and
“traditional neighborhood development.” The comntlkeme among them is a return to the idea
of mixed uses and building forms that create liv&lgets where social interaction comes more
naturally and people are able to live, work andeate in a single place.

River Falls, Wisconsin’s Traditional Neighborhoo@u2lopment (TND) Ordinance is a

response to the 1999 Wisconsin Smart Growth Aetgsiirements that such TNDs be developed
by local governments by 2002. The ordinance appbieland annexed to the city consisting of
more than 40 acres and to designated neighborhemeérs that coincide with the sewer service
and water quality management plan. The ordinadogta principles that were typical to the city
in the 1940s with the intention of allowing “for \ddopment of fully integrated, mixed use
pedestrian oriented neighborhood3.Residential uses in the “mixed-use area” areetovithin
a 15-minute walk of commercial, civic and open gsacAll modes of transit are promoted, with
an emphasis on pedestrian circulation, bicycles @mralic transit. Parking facilities are to be
located beside or behind buildings or in garagessdrared supply is encouraged. A number of
additional design standards relating to the builvi®mnment are laid out in the code, each
promoting a diverse, vibrant, attractive, and asikds community.
Form-based codes are more specifically geared tswvarticulating standards for a particular
physical form, as opposed to the Euclidian usedstah These codes are either active or
planned in a number of communities, including Céstdn, South Carolina; Denver, Colorado;
Miami, Florida; and Arlington County, Virginia. Mt like the SmartCodé or TND, the

2 Miara, James. 2007. “Retail in Inner CitiesJthan Land 66: 98.

3 Nolon, John R. 2006Compendium of Land Use Laws for Sustainable Dewsdop Cambridge University
Press.

14 Emerson, Chad. 2006. “Making Main Street Legghif: The SmartCode Solution to Sprawl.” Berkeley
Electronic Press. http://law.bepress.com/expregséd54.
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objective is to create an urban form that is wakkabransit friendly, dense, and diverse. In

Form-Based Code Perspective Diagram - Denver, Colorado

Figure 1.2

Source: Rocky Mountain Land Use Institute and Clarion Associates

e

Charleston, the code requires that buildings mett sidewalks and that parking be relegated to
the rear of buildings and in on-street spaces. rdf@e no minimum parking or lot-size
requirements and no limitations on densiyln Arlington County, the form-based codes are not
mandatory, but have been used in the vast majofitgcent development proposals, due in part
to incentives such as an expedited review protess.

Form-based codes present a predictable set of faedevelopers that have ideally be
created through a comprehensive planning and pubpat process. “They are ideal for
jurisdictions seeking a fundamental change in utmem and character — for instance, when
redeveloping areas that have become obsolete @hwigre poorly planned at the outskt.In
Cleveland, form-based codes are being developetthéororain and Detroit Avenue corridors on
the West Side. The historic form of these comna¢ntioroughfares provides a model that the
community has deemed desirable and the new ovedayng code will provide a streamlined
tool with which to proceed with future developmeifitimplemented effectively, they may serve
as a model for the entire region. Form-based cbdes, in fact, been discussed as a way to
advance the regional planning process, where rabidevelopment and infrastructure patterns
are not readily planned for at the local level.

Transit Oriented Development

There are many logical reasons for concentratingeldpment around transit
infrastructure. Among them are efficiency of tpamdation modes, the equity of access to
amenities, and maximization of public infrastruetumvestments. Mass transit vehicles, whether
buses, trains, circulator shuttles, ferries, oeothse, produce far less aggregate emissions than
the equivalent private automobiles that could hatherwise been used. They require little or no
parking spaces, thus leaving more room for devetogror open space. ldeally, all members of
a community can access transit and reach destnsatwithin a complete network. The

!5 Lanford, Brent. 2003. “The Future of Civic Lifidew Rules Concerning Urban Design Could Make Spaaw
Thing of the Past.” CharretteCentduttp://www.charrettecenter.conReprinted fronCharleston City Paper
% Madden, Mary E. and Bill Spikowski. 2006. “Plddaking with Form-Based Codeslrban Land September.
17 i

Ibid. at 176.
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infrastructure often exists, as in Cleveland, tgrossly underutilized. By concentrating
development along existing transit corridors onades, the public expenditure on transit can be
better justified and can lead to overall ridershigreases and better service provision.

A number of communities, including Cleveland, h&megun to capitalize on investments
in public transit infrastructure and can expectée expanded networks as a result, along with
growing property values adjacent to transit amesiti One example, Oregon’s statewide
Transportation Planning Rule (TPR), requires aalgovernments to adopt their own standards
for provision of a safe, convenient and economamgportation system. Implementation of
transportation plans takes place alongside stateegional plans and incorporates all modes. A
transit oriented development (TOD) in the Portlasuburb of Gresham capitalized upon an
existing light rail line in its Civic Neighborhod@lan, which presented a stark contrast from the
site’'s pre-existing “regional shopping center” desition and strong adherence to TPR
requirements®

Under the new code, a set of TOD zoning classificatare split into districts based on
density and allowable uses, with an emphasis onxtura of office, retail and residential uses.
Allowable density grows with proximity to light tastations, minimum lot sizes are eliminated,
and parking space requirements are reduced. Arstomsiderations include windows fronting
sidewalks, entrances oriented towards the stre®d, a set of strong architectural review
standards. The first phase of development comkdEt@early 300,000 square feet of office and
retail space and 662 residential units. Phasepmegects 250,000 square feet of office space,
400,000 square feet of retail, and 1,600 new homBscause it is built with the pedestrian
placed before the automobile and with convenienes& to amenities and public transportation,
the Gresham Civic Neighborhood promises to haveiehnsmaller ecological footprint, as well
as a more sustainable retail component that casupgorted by neighborhood residents both as
consumers and employees. The earlier “regiongb@hg center” classification would have led
to a single-use, auto-oriented shopping centdnigigh capacity location.

Another example of TOD is Montgomery County, Mand&a mixed-use “transit station
zones.' The objective of these zones is to concentratétiptes housing types, with an
emphasis on multi-family, around transit amenitiasd commercial uses. The TS-R
“residential” zone allows for convenience and nbmtmood retail via special use permits, while
the TS-M “mixed” zone focuses on existing commeraramixed-use districts where automobile
usage can be minimized and community self-sufficjecan be promoted through a better
mixture of uses. Both of these TOD strategies anlable the development of communities of
choice where more residential, retail, recreatanmg transportation options will contribute to a
better quality of life for residents.

'8 Sullivan, Edward J. 2005. “Cudgels and Collatiora Commercial Development Regulation and Supjsottie
Portland, Oregon-Vancouver, Washington MetropolRa&gion.” Vermont Journal of Environmental Lavé: 74-
80.

9 Siek, Amanda. 2002. “Smart Cities: A Detailecbkat Land Use Planning Techniques that are Ainted a
Promoting Both Energy and Environmental ConservatidAlbany Law Environmental Outlook Journal: 54-
57.

36



The Greater Cleveland Regional Transit Authoritf@&CRTA) development of TOD
guidelines and strategy represents a positive shdtregion where development is all too often
created with the “car is king” mentality. The iigals that there are a large number of residents
in Northeast Ohio who do not or would prefer notge their automobiles for every trip. Retail
trips account for a massive amount of the regimesicle miles traveled and developing retalil
around transit nodes would help to alleviate treseassity. Historic retail developments like
Shaker Square and Tower City Center are clear ebesmpf projects built around transit
amenities. Lorain Avenue, Saint Clair and Broadwagoyfy retail corridors built along streetcar
lines — a typology that has struggled for some timhis region. Recent projects like Steelyard
Commons and Crocker Park have incorporated busrssatind extended routes into their plans,
but others, like Legacy Village, have gone so fataprohibit GCRTA buses from entering their
property. New retail projects should at leastrafieto incorporate bus routes into their plans,
but a greater ideal would be to develop with emgstinfrastructure, such as rapid stations and
bus transfer points, in mind. GCRTA'’s strategy jfmint development along the Red Line and
Euclid Corridor are a step in the right directiobyt a more concerted effort among
municipalities, developers and the transit autljosineeded.

Energy Efficiency

State legislatures and local planning bodies ameasingly incorporating energy
conservation as one of the primary objectives girtbomprehensive plans. Legislative focus
areas include energy efficient design, incentigsthe appropriate location of development,
consumption of energy in construction, and altéveagnergy sources. In Port Arthur, Texas,
energy efficient zoning code for new developmeetjuires passive solar orientation, coupled
with a mixture of landscape features, to prevergriogating. Dade County, Florida boasts
similar legislation, adding orientation towards tboeeze sources, with the goal of reducing
energy consumption. San Diego, California has tmtb@n ordinance requiring that new
development in unincorporated parts of the coustysolar energy systems to heat water.

Figure 1.:

£
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While this applies most readily to residential depenents, the legislation could surely
be extended to commercial areas as well. Seleatonproper platting of a development site is
critical to each of these regulations. Poor larawvithin regional infrastructure networks could

%% |bid. at 50.
2 http://oikos.com/esb/34/Screens.GIF
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quickly cancel out each of the benefits of thesécgs. Street alignments and circulation
networks are also significant factors to ensurihgttthe aforementioned regulations are
effective.

There are certainly cases where existing infrasirecand site plans constrain these
strategies, but many opportunities will arise asairedevelopment continues throughout
Northeast Ohio. Brunswick’s LEED certified Giaradte store, the first supermarket in the US
to achieve this status, is an example of a prdjeat took these factors into account. In cases
where sites are large or clear, energy efficietat design strategies should be pursued. As this
paper will describe in a later section, the resgls lead not only to better use of natural
resources, but also to a more impressive bottoen lin

This set of regulations and examples is certaiolyaxhaustive. New methods are being
developed every day to address unsustainable psttérdevelopment throughout the world.
Challenges and opposition, usually in the form @iperty rights advocates, will inevitably rise
to meet them. It is up to the communities thenelio drive the market demand for better
design and to advocate for a strong vision of sustde development that legislative and
planning officials can then implement through deseof progressive land use reforms and other
methods.

Impacts

Land Use — The Cleveland Context

Over the past 40 years Cleveland has experiensbdra decline in population. Much of
the population has moved outward, creating urbaavdp The decline of our urban core has left
many retail establishments vacant. Most of thailreéevelopment that has taken place over the
past 40 years in the US has been in the suburbsamfr metropolitan cities such as Cleveland.
With persistent new retail development, many emrmental and ecological issues have arisen.
With respect to rapidly expanding retail developtme&oncerns like storm water run-off and
sediment flow into streams and rivers are significa

Some concerns about urban sprawl, big box developraed the environment in Cleveland are:
« Increased traffic congestion and resulting air iy@sues?
« Building structure inconsistency with community rter.?®
« Impact on community and economy when retailer gneof business or relocat&s.

The City of Cleveland has three districts for fetaiocal Retail, General Retail and a
Shopping Center District. There are many otheridist such as Planned Unit Developments
(PUD) and Mixed-Use Districts that are zoned arehtad for higher densities. By allowing for
higher densities, planners can create pedestiimdfyy and transit oriented neighborhoods. The
City of Cleveland, through its Citywide Plan andn#tgy Plan, can create incentives for existing
businesses to remain in these neighborhoods andtdawy and to attract new businesses to
these areas.

2 http://www.newrules.org/retail
% |bid
 |bid
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Impact Fees and Sustainability

On the other hand, requiring new development to fiaypact fees,” rather than
subsidizing or otherwise enticing them with incees, is a way to foster compact neighborhoods
and infill development. In this way, planners dassen infrastructure costs and upgrade and
improve what is already thef2.

Using impact fees to promote sustainability on itepaojects can be achieved in
Northeast Ohio by requiring that all developmentgspe LEED principles, having a full
inspection by their municipality to enforce thisydaby requiring through zoning, that all new
buildings pursue the following criteria:

Water
-Indoor water conservation
-Composting toilets
-Pervious materials
-Harvested rainwater
-On-premise irrigation

Energy
-Passive Solar Design
-Landscaping for Energy Conservation
-Earth Sheltered Design
-Solar Hot Water, Heating and Cooling Systems
-Gas Water Heating Systems
-Fans
-Energy Recovery Ventilator
-Programmable Thermostat
-Energy Efficient Lighting

Building materials
-Dimensional Lumber
-Wood Treatment
-Engineered Structural Materials
-Engineered Sheet Materials
-Engineered Siding and Trim
-Non-Toxic Termite Control
-Earth Materials
-Floor Coverings
-Wood Flooring
-Roofing
-Structural Wall Panels
-Insulation
-Windows and Doors

% Save Our Land, Save Our Towns, by Thomas HyltaB. Books, 1995).
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-Cabinet&®

Local governments should also require a regionairenmental and impact review of
large-scale development projects. The reviews shbel conducted by Environmental Boards
and other representatives from the affected regiorRetailers should also increase
communication efforts to help state and local @dfic understand that creating sound zoning
code helps the city curve unwanted businesses d@odtiwntown area and strengthens the
businesses that are already there.

Policy Recommendations

Implementation of policy recommendations can beieagd by following the City of
Cleveland’'s Comprehensive Plan (Road Map). The/€itoad map covers all essential
development opportunities and zoning criteria. idgrcodes establish the rules that advance and
implement the policies set forth in the comprehengilan.

Create programs, initiatives or activities whiche aconsidered leading edge or
exceptional models for others to follow. Develbp toncept of achieving a minimum standard
for a construction project, such as LEED certifmat to possess the following basic qualities:
acceptable aesthetics, solid construction usingogpiate materials, and safety set standards of
practices, which will include administrative rulgsiidelines, policies and procedufés.

City governments, such as Cleveland and other sndiog municipalities, should be
willing to endorse a regional planning review boarda regional government agency to review
large developments over a standard square foatdore that the region is not over-retailed and
the region is practicing environmentally sustaiegidlicies.

By redeveloping the inner-city. we can help theiemment recover from the benefits
that were lost over the years. At the same tirhes will help curtail the massive retail
development in the outer suburbs. Some plans aograms that can curtail excessive retail
development are:

» Enact zoning rules that establish size limits &iall zoning.

» Cap store sizes to help sustain the vitality of Ikstale, pedestrian-oriented business
districts, which in turn nurture local business elepment.

» Establishing limits for parking areas

* Increase investments in and access to public toatagn.

Investment

The additional cost, or perceived additional cospresents the most significant barrier
for sustainable development and its market uptak®.seen in the Turner Construction Survey,
Figure A, executive respondents claim “Higher Corgdton Costs” as the most discouraging
element to green construction. Dr. Gary Pivo ofe tbhniversity of Arizona and Dr. Paul
McNamara, from Prudential Investments, in their 2Q@ublication “Responsible Property

% Better Models for Development in Virginia, by Ecatd. McMahon with Sara Hollberg and Shelley Mastra
" See footnote 24
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Investing,” emphasize the power of this negativeg@ation held by the real property investment
community in their assertion that “... despite a latkstrong evidence either way, experience
suggests that there is currently a tendency for estate investors to perceive that investing
responsibly results in higher costs with no immediacrease in asset value. As such, investing
responsibly is perceived as dilutive to investmesturns and is not, therefore, undertaken
willingly. > The available evidence, however, suggests thestetassumptions are without merit.
In fact, a fairly thorough literature review retecthno articles or books that argued in opposition
to the long term cost savings of sustainable deveénmt. Pivo and McNamara (2005) claim that
“There is enough research evidence available ctlyréa show that it is not axiomatic that
investing responsibly will harm investment perforoe...”Even if there was, in fact,
convincing evidence to the contrary it might be thayuestioning the current domains employed
by fiduciaries in measuring investment returns.

Pivo, et. al. suggest two alternative hypothesescamsiderations that could be used by
institutional investors, in measuring investmentumes that might enhance the value of
sustainable development from the perspective ofrthestor. The first is the “Universal Owner
Hypothesis” which acknowledges that investors vhidh levels of diversification have a stake
in the whole economy. Some of the most signifidaenefits of sustainable development are
seen in the form of increased worker health andlyctivity, which can dramatically increase
the returns of tenant®%and might have only a direct impact for the propemner, aside from
the potential of correlated increases in propediyation and rents. To the extent, however, that
the owner of the property has a financial stakéhaddings, in the tenant company, their overall
investment portfolio might be enhanced by suchmregrovements, that were not beneficial to
the real estate segment of their portfolio. Thsi&nt Participant Hypothesis (RPH) is slightly
more reaching in its assessment but is worth notifgPH suggests that a resident of a
community that is also an investment fund partictpaight see the sustainable commitment in
their community as a positive investment even desps performing less well than other real
estate funds, in effect adding to market demand.

The most current analyses of costs associatedgnettn development suggest a premium
over conventional design ranging from .66% for LEECertified*™ buildings to 6.5% for
LEED “Platinum” buildingg®>. Sustainability “guru” Ken Yeang, of Llewellyn Bia Yeang,
estimates that for some office buildings the casthpum is between 10% and 20 %-- These
estimates were by far the highest seen, and werefémence to office buildings in Europe.
These costs have been shown to be decreasingimeeias economies of scale and increasing

% paul McNamara & Gary Pivo, “Responsible Propemyekting,”International Real Estate Revie8yno. 1
(2005):128-143.

9 |bid.

30 White Paper on Sustainability, Do Green Buildingstamore to build?Oakbrook, lllinois: Building Design and
Construction, 2003) https://www.usgbc.org/Docs/Reses/BDCWhitePaperR2.pdf.

3L LEED has levels of compliance ranging from Cegtifithe least strict, to Platinum, the strictetifum
Certification is rare, and thus only one was uselddts analysis.

32 Gregory KatsGreen Building Costs and Financial BenefMassachusetts Technology Collaborative, 2003
#«Green Rhetoric Exceeds Reality: a Dublin Confeeenalled for sustainability in offices, but Ageate a
Stumbling Block,”Building Design May 19, 2006,
http://etextb.ohiolink.edu:20080/bin/gate.exe?f=kstate=s0a4b1.3.4
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knowledge in the different areas of green develogr@ver prices. In fact Seattle has seen the
cost of Silver LEED certified buildings drop from436 several years ago to 1-2% today.
Likewise 3 Silver LEED buildings in Portland Oregbuilt in 1995, 1997, and 2000 exhibited
cost premiums of 2%, 1%, and 0%, respectielyln Gregory Kats, Managing Principal of
Capital E, analysis of sustainable schools he faimad 4 out of 33 schools had paid no cost
premium for their sustainable designs and 8 pais tkan 1% more than conventional design.

Some aspects of design have little or no additidimsi costs to that of conventional
design including site orientation, window and owery placement' and waterless toilets
Other sustainable systems-- as mentioned by ManyRBiacet and Beverly Dyer in an article
entitled “The Business Case for Sustainable Deaiggh Construction,” prepared for the U.S.
Department of Energy-- that may cost more in th@giephase, such as an insulated shell, can
be offset by the reduced cost of a smaller mechasistem. This concept is known as "right
sizing" of infrastructure and mechanical systenms.atldition material costs can be reduced
during the construction phase by dimensional plagta strategy to design for minimizing
framing needs, carpet ett.

The dynamism of the fledgling sustainable buildiagd design fields is such that
empirical research on costs and benefits are reddaosolete rapidly. In addition the cost is
quite lucid depending on the ability of a local eomy to handle the process, the experience of
the developer, and the degree to which sustaindédegn is incorporated. Even still, Dr.
McNamara addressed this point, in his responsédostirvey questionDoes the extra cost
associated with sustainable developmiectease the return on investment in the long term?
saying “I think one has to recognize that thereadasautomatic presumption these days that the
extra costs are very material. Even if they atbjik there is a lot that can be done to improve
performance at low or near no cost. This makesto®omics easier.”

In addition to savings on operational expenses nfanys stand to save money on
increased worker productivity. It has been exhaekt documented that design considerations
in the workplace dramatically alter worker produityi and health. The Carnegie Mellon
University Center for Building Performance compikedist of studies regarding the relationships
between Air Quality, High Performance Lighting, almiproved Temperature controls as they
correlate with health and productivity. The folioy chart suggests that careful design
considerations can have a profound impact on erepl@fficiency. While the exact financial
impacts produced by an increase in worker prodiigtand health vary firm to firm, and are
difficult to quantify, they exist.

%state of California Integrated Waste Managementr@8astainable (Green) Building: Project Design Cost
Issueshttp://www.ciwmb.ca.gov/GreenBuilding/Design/Castlies.htm#Primers.

% Jim Allen Going Green Pays OfBuildings 98 no. 7 (2004):32,
http://www.buildings.com/Articles/detail.asp?AretD=1970

% U.S. Department of Energy, Energy Efficiency areh&vable Energy, Dyer, Beverly & Marylynn Plagee
Business Case for Sustainable Design and Construdbly Marylynn Placet et. alVashington D.C.: Government
Printing Office, 2003. http://www.eere.energy.gewfp/technologies/sustainable_federalfacilities.cfm
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In a case study of Verifone’s distribution centeiSouthern California, the United States
Green Building Council found that in addition talueing energy by 59% they also saw a 47%
decrease in employee absenteeism and a 5% indreageker productivity, by improving the
mechanical systems, introducing daylight, reducuadatile organic compounds (VOC) and
introducing ergonomic furnishings” Another study found that the installation of $iiits in
retail facilities led to an increase in sales ofto@0% over other stores without skylight#Any
general claims made as to the financial benefitmafeased health and productivity would be
misleading given the range of possibilities and ldek of a reliable/long-term measuring tool,
but it is apparent that an increase in productiigtg result of better design and it seems obvious
that this would have a positive effect on the ficiahbottom line. It is also difficult to gauge to
what extent this increase would pass on to theldpeein the form of increasing returns.

Value Added

In theory sustainable development can add valuaraptbve returns in several different
ways. First, government, at all levels is increginadding pressure to holding companies
regarding their social and environmental respohigibiAs Yolande Barnes, Director of
Research at Savilf§ notes “[glovernments response to increasing cénsaange which is likely
to take the form ostricter regulation on industry could bode well for the ingtonal investor
interested in alternative enerdy. Similarly, Jon Emery, Head of UK development and
construction for Hammerson, said that “[Hammerssihlooking to how tough the building
regulations will be in five or ten years time...we'mevestors and we’re trying to get there
early.” In reference to institutional property holding quemies, Dr. Gary Pivo, of the
University of Arizona, claims that “...there is a dete critically review the timescales by which
they conduct their fiduciary duties and investmamalyses. In a world where general concerns
over environmental and social issues are certaigréav and policy responses toughen, fund

37US Green Building CounciBuilding Momentum, National Trends and ProspeatsHigh-Performance Green
Buildings,(Washington D.C., 2003)

% Heschong-Mahone GrouBkylighting and Retail Sales: An Investigation itite Relationship Between
Daylighting and Human Performan¢Eair Oaks, CA: on behalf of the California Boacd Energy Efficiency
Third Party Programme, 1999).

% savills London

“Oltalics added by author for emphasis

*I Hammerson Launches Green Construction Drive: pezlto Review Building Consultants and Remove Air
Conditioning From it's Shopping CenterBtoperty Week71(21) P. 53. May, 26, 2006,
http://etextb.ohiolink.edu:20080/bin/gate.exe?fRstate=gre8qq.2.12
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managers need to set the avoidance of small codisei short term against the potential for
major deleterious investment impacts in the medamna long term. Such ‘short-termism’ could
be deemed to run contrary to fiduciary responsiedli over the medium term*Second,
development that approaches local concerns cosaherand with the blessing of the
community and its officials is obviously more ligeo receive subsidies and expedited permits
than indifferent development. Third, multiple optmities exist to enhance operational
efficiencies and increase competitiveness when Higl cost of resource consumption is
thoroughly addressed, and these opportunities ecerbing more affordable as economies of
scale develop around them. Fourth, strong reputaienefits can be achieved. And fifth,
responsible producers can increase their knowledghese practices early providing a long
term competitive advantage.

Figure A: Factors Discouraging the
Construction of Green Buildings

Figure 1.!

Percent of Executives Rating Factor as Very or Extremely
Significant in Discouraging Green Construction

Higher Canstruction )
of Benefits
Difficulty Quantifying

Source: Turner Construction Company 20035 Survey of Grean Buildings

Turner Construction Compafiy an industry leader in sustainable building carton,
surveyed top executives regarding their opinionsualthe factors most discouraging to green
construction. There were three separate factarsviiich respondents selected answers from a
Likert scale. Figure 1.5 displays the percentdge ainswered either “very” or “extremely”
discouraging.

According to this survey 47% of respondents suggkesitat the difficulty quantifying
benefits was very or extremely discouraging to greenstruction. While long term, or
retrospective studies focusing on this matter aw&vailable- given the novelty of these design
concepts- there have been significant attemptsatgying future benefits.

The most easily quantified financial benefits oégm design deal with energy and water
efficiency, though attempts have been made conugrother benefits. Some of the more
accepted and cited studies have used Net Presdot \(BIPV) calculations that seek to
determine the present value (in current dollargustainable design implementations that can be
used as a comparison tool with first cost premiu@segory Kats, managing principal of Capital

2 paul McNamara. & Gary Pivo “Responsible Propemtyekting” (Power Point),
http://www.u.arizona.edu/~gpivo/Toronto%20Preseéataffiles/frame.htm
3 Turner Construction Company- http://www.turnerdomstion.com
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E* and advisor to the states of Massachusetts anido@a,”> has worked extensively on

developing a model that assesses the future valusgstainable design elements. Kats, in his
most recent analysis, on sustainable schools,dEmated the design elements into five separate
categories: energy savings, emissions savings, rwsgeings, operations and maintenance
savings, and productivity and health value. A disdaate is used to more accurately determine

the present value of future benefits. In Kats wsial a discount rate of

Table 1: Financial benefits of Green Building Kats | Table 1.
Approach

Category 20 % NPV

Energy Savings $5.80 |per sqft

Emissions Savings $1.20 |per sqft

"Yater Savings $0.50 persqft

Operations and Maintenance Savings $5.50 persqft

FProductivity and Health %'alue $36.90 to $55.30 per sq ft

Subtaotal $52.90 to $71.30 per sq ft

Average Extra Cost of Building Green [-$3.00 to -$5.00) per sqg ft

Total 20-Year Net Benefit $50to $65  persqt

Source Capital E

7 percent was used (5 percent real interest ragedpercent inflation). The study found that the
initial sustainable first cost premium of $3 peuarg foot was more than compensated by the
NPV of energy saving designs of $9 per square fomttfo mention the additional $2 per square
foot value of emissions and wastewater savingsts lkiso attempted to calculate the NPV of
increased earnings and teacher retention, for wihécketermined $49, and $4 per square foot,
respectively. Lastly, he figured that the reduttio asthma, cold and flu resulting from a more
healthy building would result in an $8 per squaret fvalue*® The last five categories for which
he calculated savings are certainly the most diffito put in financial terms and should be
handled accordingly. Energy, emissions, and wastawsavings are more tangible and thus
more easily quantified. Kats, in a 2004 repoepared for the Massachusetts Technology
Collaborativé’, analyzed data, provided by building represergatiand architects, on 33 green
buildings across the U.S. He found that thesedimgk while exhibiting a slight cost premium
promised future cost savings. The average anrasdlaf energy in a Massachusetts building
was, at the time of study, $2 per square foot. b@stimating an average 28% (see below)
energy reduction in a 100,000 square foot officéding the owner would realize a cost savings
of $56,000 a year. Above is a breakdown of the rggvior the added value using Kats’
discounted future cash flow approach to arrive BVNWith a twenty year present value of
expected energy savings at a b5 percent  real discourate  this

4 A national clean energy design firm

“50n the Costs and Benefits of Green Design

“5 Gregory KatsGreening America’s Schools Costs and Bendfigpital E Group, 2006

“"White Paper on Sustainability, Do Green Buildingstamore to build?Oakbrook, lllinois: Building Design and
Construction, 2003) https://www.usgbc.org/Docs/Reses/BDCWhitePaperR2.pdf.
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Table 2: Reduced Energy Use in Green Buildings as Compared with Table 1.:
Conventional Buildings

Cetified) Silver Gold Average
Evergy Efficiency (above standard code) 18% 0% % 28%
On-Site Reneveable Energy 0% 0% 4% 2%
Green Power 10% 0% 7% 5%
Total 28% 30% 48% 36%

Source USGBC, Capital E Analysis

represents a present value of about three quaftersnillion dollaré®. According to the United

States Green Building Council (USGBC) review of lEBED rated buildings green buildings

are

* On average 28 percent more energy efficient

» Characterized by even lower electricity peak consion

* More likely to generate renewable energy on-site

* More likely to purchase grid power generated fraanewable energy sources (green
power and/or tradable renewable certificates) Tsdde 1.2

Table 3: Financial Benefits of Green Building Pivo and McNamara Approach Table 1.
Savings Asset
per Value
Rate of |Annual 100,000 SF |Increase
Investment per |Energy |[Savings Office at a 10% |Simple
SF Savings |Per sqft |Building Cap Rate |Payback
Janitorial Services $0.01 5% $0.14 §13,500] §135,000{IMMEDIATE
Operations & Maintenance $0.02 9% $0.20 $19,500] $195,00014 MONTHS
Lighting §1.04 16% §0.36 F36,000] $360,000]3 YEARS
Heating Cooling & Ventilation $1.21 9% $0.21 $20,700) 207 000]6 YEARS
All Combined §2.30 40% $0.90 90,000 $300,000)2.5 YEARS

Source: Dr. Gary Pivo and Or. Paul McMamara

Dr. Gary Pivo and Dr. Paul McNamara have also dagel a process for determining
value increase of properties via energy efficieticyRather than discounted cash flows and net
present value calculations they used the annualbwd projected savings of four energy
efficiency components (Janitorial Services, Operati& Management, Lighting, and Heating
Ventilation & Cooling) divided by a 10% capitalimt rate to determine the asset value
increase, see Table 1.3. For example, the totasiment for all four energy efficient
components is equal to $2.30 per square foot. eReegy savings for this analysis is 40% over
conventional design which results in annual savofgs. 90 per square foot. Again if we assume
a 100,000 square foot building the annual savirrgs$20,000 and at a 10% cap rate would
increase the property value by $900,000. If thergy savings and costs were evaluated and
capitalized into the building value and returneteraflO years, the internal rate of return on
investment is 41%. In the short term the sim@ghack on the first cost premium would be
neutralized within 2.5 years. Both sustainablétgaial services and operations and maintenance

“8 Gregory KatsGreen Building Costs and Financial BenefMassachusetts Technology Collaborative, 2003
*9LEED is the Leadership in Environmental and Enddggign

Y paul McNamara & Gary Pivo, “Responsible Propemyekting,”International Real Estate Revie8yno. 1
(2005):128-143.

46



implementations, not entirely included in Kats gsi (not grouped with energy efficierdy
more than pay for themselves in less than six ngsite Table 3.

There are other factors that an astute investor waint to consider. Many of the
additional considerations require foresight byitheestor. An article in the July 2005 edition of
Energy and Power Management notes that “[ijnvestrfiens totaling more than $4 billion in
assets under management are looking at companerg\Star performance for signs of superior
overall management qualify’ In this sense the effect of environmentally passible
investment might have an impact on reputation addectly on bottom-line.

Conclusion

Sustainable Development requires strategies thsporal favorably to social and
environmental issues while simultaneously satigfyinnvestor goals and financial
responsibilities. The evidence suggests that & thse of energy, and operations and
maintenance timely investments will enhance returiisit could be shown that sustainable
development as a whole actually enhanced investre@unins, then this would be unproblematic
since it would become a fiduciary duty to do soveBithe complexity of the process and the far
reaching effect that many of the elements have glwew an accurate financial analysis oftia#
benefits as it relates to investment returns isypbpossible.

By contrast, if it could be shown that there wasdemonstrable gain or loss associated
with investing in sustainable development, then essate investors would face a moral choice
as to whether to invest in this manner. Increasestgy efficiency was thoroughly documented
as the most easily quantified way to enhance rsturn Because of the inchoate sustainable
building process, many of the other benefits areldrato quantify and therefore are less reliable
for measuring increased returns. As Roderick WolieTurner Construction said “The biggest
paybacks (which unfortunately are difficult to aately quantify) are in areas of increased
productivity, better learning (in schools), lessksiess and absenteeism among occupants and
these are usually related to less costly desigtufes such as increased daylighting and better
indoor air quality.”® Overall sustainable design elements are incrgbsimplemented in
development and institutional investors are morgregsively investing in environmentally
responsible propert§; which suggests that the market demand is presehtherefore that the
preliminary financial analyses were correct in thaiojections. Jeff Hines claims that “...the
green market is gaining steam as the public becamm® aware of its benefits.” As this
knowledge continues to filter into the mainstredroan be expected that green developments’
cost premium will dissipate.

Finance
Cities across the rust belt are struggling withngisstment in the inner-city core while
development on the fringe continues unabated. iBhjgst as true with retail as it follows the

*1 Other discrepancies between Pivo et. al and Katsnitigated by the difference in electricity cassumptions,
The older Kats article assumed $.08 per kw/h amd Bssumed $.09 per kw/h.

2“Three Dimensions of Energy Opportunities: Boosiffs and Asset Value Energy and Power Management
July 2005, 30, no. 7.

%3 Response to questionnaire distributed by author

** “Hines forms green fund with CalPERS” Retrieveohfr http://proxy.ulib.csuohio.edu;2065/universe/fitac
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rooftops. As this process continues, historic iret@des within urbanized areas become
underutilized, vacant, and abandoned. Althougksdlcentral cities may be losing population, a
spatial mismatch is created between remaining reisjdents and the retail needed to support
them. This spatial mismatch is shown in the R&aglysisthat was completed in 1999 for the
Northeast Ohio region that shows Cleveland beindetinepresented in regards to retail while
suburban locations are greatly over-representeat oNly is this a concern of access and ethics
but also a concern of environmental degradationtk@lized retail in historic nodes is more
environmentally conscious then the greenest LEERifieel shopping center in exurban
communities. This is true in part because of endabeknergy (emergy) within buildings,
meaning the materials used to build have an enssgyand the demolition and landfill storage
of construction debris has inherent energy lossaddition to this, most new construction is only
accessible by car and new and expanded roads aridesemust be constructed to meet need.
The fact that historic retail nodes are already ibuilt environment means that re-investing in
these areas for retail means minimal additionalsstto the ecological system of the region (run-
off, impervious services) would be incurred if ttemeas were re-invested in. With this being
said, it is important to understand that if the tcancity is declining and the retail stock is
functionally obsolete, there is a need to re-exantne use of these retail structures and the land
they occupy.

Sustainability
The Cleveland region has a complex retail structum@ the city of Cleveland is a good

example of a shrinking city in a no-growth regiarmdahe effects this has on retail options for
residents. Cleveland City has 46 identified retetles and large swaths of retail that follow
linear routes along historic trolley lines. In @20 City Wide Plan: Connecting Cleveland, the
city planning department recognizes the issueswedoincluding: poor quality and limited
variety of retailing, mismatch between residentsersding power and shopping opportunities,
and absence of “big draw” retail anchors to nanfiewa”. Their policy initiatives include such
items as building smart (strategically), consoligtinto “town centers,” and preservation as a
means of having competitive retail. The city oé@land is recognizing its need for sustainable
retail. However, due to the continued fractureq wee region approaches retail, each city vying
for their piece of the retail pie, the city will mtinue to struggle to attract and maintain a high
quality mix of retail.

Well designed new urbanism retail centers suchragsker Park and to a lesser extent
Legacy Village still represent a repackaged shappmall on the outer fringe rather than a truly
sustainable model. Although built as walk-ablenaventers, they generate massive amounts of
car trips, are on the fringe of the urban area, ianthe case of Crocker Park, is a greenfield
development (Legacy Village is partially on an ahddiustrial site). The fact remains that the
most sustainable development is re-use and adapi@ttihistoric structures in the urban core.

Impacts
Addressing the spatial mismatch between retail &mel residents of the urban

communities within the region would have an impaat the amount of car trips and the

%5 City of Cleveland Planning Department, “Goals &udicies: Retail.”
http://planning.city.oh.ugaccessed 4/12/2007).
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continuation of retail being built further and foet from Cleveland. Many current initiatives
exist within the city to create retail options f@sidents. Many of these should continue to be
pursued such as the many Main Street initiativas é¢xist across the region and the Storefront
prograni® that offers incentives to repair retail businesisethe city of Cleveland. Another
important tool to encourage development in the agyopposed to the fringe is the ability to use
historic tax credits and preservation easementdet@lopers. Rethinking the retail structure
within the city of Cleveland is also important.

Policy
Four policies should be implemented or enhancedetovest in retail in inner city
communities throughout Greater Cleveland and sigadif inner-city Cleveland:

» Historic Tax Credits for Commercial Buildings ance&ervation Easements

* Enhancement of the Storefront Program, Restoreel@ad and Mainstreet Initiatives
* Cluster development in retail nodes in the city

* Thinning out retail in other areas

Historic tax credits and preservation easementsildhioe pursued to give a competitive
advantage to retail developers to look at the oftyCleveland to do projects. As was stated
earlier, the environmental costs of tearing dowitdings are greater than the benefits building
LEED-certified. The preservation easement andhdstax credits are tools that can be used to
greatly reduce the cost of rehabilitating a buiddinMuch of the benefit is seen in the way of
reduced taxes on the property but in some casesrdiag to Rollin Stanley, Planning Director
for St. Louis, can account for 40% of the cost ofraject’. A structure must be certified
historic for the incentives as outlined by the Naél Trust for Historic Preservation. In the case
of preservation easements the structure must beatdd” to a qualified nonprofit organization
for the purpose of “protecting the property’s camaéion and preservation vali&s

The Storefront Program at the end of 2006 accouftedver 2000 rehabbed storefronts
and $44 million in private investment from partaips®. The city offers a percentage of the
renovation costs to make businesses more appealt increase their street presence.
Supporting local retailers is extremely advantagedileveland’s “Got It in the Neighborhood”
campaign outlines the many benefits of shoppintpedlly owned businesses including: for
every $100 spent at a locally owned business$45 baek into the community while at a chain
store only $14 comes back and neighborhood bussesgpport non-profits 350% more than
non-locally owned businesses. Main Street prograhmuld be encouraged throughout the

*® Ohio Historical Society, “Ohio Historic PresenatiOffice.”

http://www.ohiohistory.ordaccessed 4/11/2007).

" Morrison, Hunter & Stanley, Rollin. 2007. Strgits for Rebuilding Urban Environments. Ameriédanning
Association Conference. Lecture.

*8 National Trust for Historic Preservation, “Presgion Easements.”

http://nationaltrust.orgaccessed 4/12/2007).

9 Schuemann, Nancy Loyan, “Back to Form: Slavicag#-Broadway Capitalizes on

Storefront Renovation Program.” November 2008p://www.propertiesmag.com/current/20@ecessed
4/12/2007).

49



metropolitan area to reinvigorate historic downtewas well as neighborhood retail nodes in
Cleveland. Participating main streets in the paografter ten years have averaged over $14
million in investment in the physical environmeover 60 new businesses created, and over 250
jobs create®. The continuation of programs with this levelsotcess is extremely important to
the vitality of historic retail districts and thesuccess could make retailing in urban areas
competitive within the suburban strip mall stylevel®epment.

It is important to note that retail in the city Gfeveland as well as surrounding inner ring
suburbs such as Lakewood, might be designed inbmolete fashion or following historic
patterns of travel (streetcar) that are no longkvant. It is important to begin to be strategic
these communities about where the best locationa fabrant retail mix are. Building smart
and consolidating retail are two policies in Clerel’s 2020 Plan. This is extremely important
in that it allows for a clustering of retail activithat draws to people to shop in the area and can
provide the diverse retail needs of people in @wation. The Plan also identifies “strategically
located shared parking” as a goal and this is mhg important for convenience. By having a
one-stop shopping atmosphere where most goodserept are in a small area, it will be easier
for retail nodes within the older communities tarquete with the big box style retail located
farther out.

Finally, and perhaps most importantly, it is imaoittto begin to thin out the retail in other
areas, specifically in the city of Cleveland. Tisisvhere the city can be creative. Due to lack of
funds for demolitions, it is important to begin lEverage other available resources. Hunter
Morrison, Professor at Youngstown State Univerdiigs proposed taking an entire abandoned
Youngstown neighborhood and returning it to itsunalt state as a wetland. Not only does this
deal with abandoned and vacant property, greemitiheand help with ecological issues, but it
also leverages funds through need for developerpato for wetlands mitigation. Imagine
driving down a grand Cleveland boulevard with paak&l wetlands abutting well-positioned
retail centers. Not only could Cleveland compeit wiuster retail in historic structures, but the
environment would actually be improved through trgaa more sustainable retail model in
Cleveland and if that is successful perhaps itatdnglgin to slow the expansive growth of retalil
on the fringe. True urbanism at its best.

69 National Trust for Historic Preservation, “Mairr&t: Revitalizing Your Commercial District.”
http://nationaltrust.orgaccessed 4/12/2007).
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Introduction

Retail Development as a function of Economic Depeient

Retail development is a significant component ebemunity’s economic development
strategy. Without question, healthy retail disrigenerate property tax revenue, draw people to
a community, and paint a picture of economic Wyali New retail development may provide
competition for existing retailers, but it may alatiract more shoppers to an area, thereby
providing support for neighboring businesses.

Yet, many economists would argue that retail hay \iemited economic development
potential. Retail is a nonbasic industry, whichame that it primarily serves the local
population.® It does not bring new money into a region by etipg products or attracting
outside dollars. In addition, most economists aifjue that economic development can only
occur at a regional level because economies fumctiva regional level, not a municipal leel.
Shifting spending from one community to anotheryardistributes wealth within a region; it
does not generate wealth for the region as a whole.

Despite this, retail development is not likely twsé its place among local economic
development strategies. A mismatch of economisugepolitical geography leads local leaders
to pursue investment for their jurisdictiofs Political leaders must consider how their decisio
impact their constituents, and therefore, may ¢@gs weight to how they affect the region as a
whole. Barnes and Ledebur write, “Local governragnirsue economic development strategies
for their jurisdictions that reflect the assumptitimat they are coherent economies with
economically meaningful border&* The microscopic view of each locale has effectsttee
region as a whole. To a local political leaderftsiyg spending to their communiig economic
development, even when that spending is drawn fritimn the region. Local leaders operate in
a highly competitive environment where the abilibyattract new investment is an important
measure of their individual success and importthé economic health of their community.

This report discusses the relationship betweenil refievelopment and sustainable
economic development and then examines the econamgact of retail development.
Specifically, it addresses the way in which locatetecisions affect economic impact, the impact
created in terms of employment and wages, andchtpagt of big box retail on local retail.

Retail Development, Economic Development, and Sustability
Understanding that in the current political envimemt local retail development is

considered to be economic development, the questidh remains as to whether retail
development is an effective economic developmerdtesty for a municipality. Is retail

81 Emil E. Malizia and Edward J. Feser. (1990). Ustinding Local Economic Development, Rutgers, Sthte
University of New Jersey, p.52.
82 william R. Barnes Larry C. Ledebur. (1998). TheiNRegional Economies: The U.S. Common Market ard th
Global Economies. Thousand Oaks, CA : SAGE Puliinaf Inc., 1998, p.40.
63 [

Ibid., p.67.
% Ibid, p.75.
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development sustainable economic development?hignhcontext, “sustainable” refers to the
long-term impact of retail on a local economy.

In most communities, signs of a retail life cycle @vident. In the 1970s and 1980s,
large enclosed malls were springing up in suburb@mmunities across the country. By the
1990s, strip plazas with big box anchors begarake bver. Today, new retail developments
often take the form of “lifestyle” centef3. As new forms of retail gain popularity, older rfts
tend to fall out of favor. The retail life cyclea very real consequences for both older and
newer communities, as new developments are mosh d&ftilt in newer communities, leaving
older communities to contend with outdated, obsgaletail centers.

The retail life cycle was documented decades agBdwidson, Bates, and B&&sand
more recently by Lowry’ Both studies identify four stages to the lifeleyof shopping centers:
1) innovation/birth; 2) accelerated developmentighp 3) maturity; and 4) decline. During the
innovation/birth phase, retail establishments etitermarket place and experience a sharp rise in
sales because they offer a new product or uniquerence. During the second phase,
acceleration/growth, the number of similar typesstfres or shopping centers grows rapidly.
Individual retailers in this phase are focused oarkat expansion. At the maturity phase,
competition is sharp, market share levels off, atrdng retailers located in older shopping
centers may relocate to new centers. Excess ¢gpaay become an issue. In the final phase,
decline, sales fall to a level where profits aneiied and a developer must determine whether to
reinvest in the center or shift resources to oiterests.

Lowry notes that identifying the stage of the lifgcle for a particular type of shopping
center is difficult because a center's age, cortipetforces, changes in shopper behavior, and
marketplace changes all affect a center’s vitaitg determine how it moves through the various
stages. Transportation linkages and the marketigpo®f a retail center’'s anchor store(s) also
have significant impacts. The interplay of thesetdrs can cause an individual center to be in a
different stage than other centers of a similaetyp

Although both Davidson, et.al. and Lowry argue ttedhil managers and developers can
adapt their strategies to prolong profitability amdend the retail life cycle, neither suggest that
decline can be avoided. In fact, Davidson et@cdically state that “the institutional retaifdi
cycle is a natural evolutionary process that isdgsible to stop®® Furthermore, the length of
the life cycle appears to be contracting. Someggurrently estimate the retail life cycle to be
twenty (20) years or less, depending on how théofacdescribed above affect a particular
center.

% The term “lifestyle center” means different thirigddifferent people, but according to the Inteiovaal Council of
Shopping Centers, lifestyle centers generally hbhgdollowing attributes: a location near afflueesidential
neighborhoods; an upscale orientation; 150,00@.sip. 500,000 sq. ft. of gross leasable area,maneir format;
and at least 50,000 sq. ft. of national speciditgirc stores. Source:
http://www.aia.org/siteobjects/files/The%20Life%a%20Lifestyle%20Centers.pdf (accessed April 24,7200
 william R. Davidson, Albert D. Bates, and Steph&Bass. (1976). "The Retail Lifecyclédarvard Business
Reviewb4: p.89-96.

67 James R. Lowry. (1997). "The Life Cycle of ShagpCenters." Business Horizons 40, no. 1: 77-86.

% william R. Davidson, Albert D. Bates, and Steph&Bass. "The Retail Lifecycletarvard Business Reviebd,
no. (1976), p.93.
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Lowry noted that shopping centers have been ardomgl enough to observe growth,
maturity, and decline (and rebirth), which gives@epers and retailers and opportunity to plan
for changing conditions in the industry. If deyedos and retailers can plan for changing
conditions, it would seem that planners and pati@kers should be able to do so as well.

In Shopping Towns USAL960), Gruen and Smith predicted some of theesdhat
would arise from shifting development patterns.ey fwvrote,

“New highways and freeways will bring about a reomgation and reorientation of
metropolitan traffic patterns. Fresh opportunitieil open up for the locating of
shopping centers. With the shifting patternssitikely that while certain existing
shopping centers will gain through better accelitsipothers may suffer®

Gruen and Smith address planning for growth, waffiarketing, design, and engineering
of shopping centers, but do not address planninglécline, despite the recognition that some
centers would suffer. Little has changed sinced19énost planners and public officials are still
unprepared to address the consequences of retéiae

Impacts

The Retail Life Cycle lIllustrated in Northeast Ohio

Shopping centers can change, grow, or die. AccgrtbnLowry, owners must carefully
evaluate the market potential of a mature or dewjishopping center and decide whether it can
be repositioned and move back to the growth phateeaetail life cycle. The outcome of such
decisions can be seen across Northeast Ohio. Xampe, Severance Town Center and
Westgate Mall demonstrate a strategy focused ongehan order to adapt to new shopping
preferences. Great Northern Mall represents amgltt to revive an existing shopping mall
through growth. By contrast, Euclid Square Malll &andall Park Mall illustrate the last option
(death) — the consequence of a developer’s deamibto reinvestment.

Severance Town Center, located in Cleveland Hei@ht#o, was constructed in the early
1960s. It was Ohio’s first indoor shopping malheTmall went through several changes in the
1970s and 1980s, attempting to adapt to differeapging preferences and to the highs and lows
of various anchor stores. By the 1980s, the ma#l seriously struggling. In the mid-1990s, the
site was cleared to make way for the current shppenter — a “town center” anchored by
several big box stores.

Approximately 10 years later, Westgate Mall in Figw Park is experiencing a similar
fate. The enclosed mall that existed on the siteesthe late 1960s was in a serious state of
decline by the 1990s. In 2005, a plan was annaltaweemolish most of the existing structures
and clear the site to make way for a lifestyle eentThe new shopping center is expected to
open in 2007.

% Victor Gruen and Larry Smith. (196@hopping Towns USAlew York, NY: Reinhold Publishing Corporation,
p. 267.
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By comparison, Great Northern Mall in North Olmsteebided the fate of other older,
enclosed shopping malls built in the 1960s by egpan both the original structure and
attracting new forms of retail to the immediateaareln the late 1990s and into the current
decade, a number of new stores were added to anddithe enclosed mall. It has become one
the region’s largest shopping areas.

In contrast to the above examples, developers haveedirected resources to Euclid
Square Mall or Randall Park Mall. Randall Parlefiyi held the title of “largest shopping mall
in the world.” When it opened, it made nationalveeand drew huge crowds. Today, both
Euclid Square Mall and Randall Park Mall remairgéy vacant. Apparently developers have
determined that these locations will not provideaalequate return on investment or that the
risks are simply too great.

What made the difference in Cleveland Heights, ii@aiv Park, and North Olmsted
versus Euclid and North Randall? The first threenmunities have a very strong residential
base and a solid commercial core. There is ligledence of decline in any of these
communities. Euclid and North Randall have stradgilo some degree. The above-described
examples show that retail developers respond tkeharonditions — they do little to shape
market conditions. It has often been observed‘tie#dil follows rooftops.” This is an important
point if community leaders continue to include iled@velopment as a large component of their
economic development strategy.

This is not to suggest that community leaders shoolt pursue retail development — a
vibrant commercial core is an important compondraroeconomically healthy community. A
strong retail district helps to establish and nm@mtcommunity vitality while a weak retail
district can diminish vitality. Furthermore, thextrevenue that can be retained or generated by
retail development is very important to municipaldgets. It does suggest that community
leaders should carefully consider the type and annotretail that is more likely to be sustained
in their municipality over the long-term. The ta@venue that is generated from large-scale retail
development is attractive, but over-retailing carate large holes in the community in the
future. Communities need to consider the long-tenpact of retail development if they want to
achieve sustainable economic development.

Location as a Factor of Economic Development

Location is a central factor in selecting a progeza for retail placement. Location is the
sum of multiple parts and is more than simply pbasidirt and stone. Through proper
placement of retail, retail can be an economic ggoefor a community.

By properly analyzing the benefits and costs otiplg retail in a specific area, location
can be a factor in economic development. For ekx@anap2004 study conducted of nine central
Ohio communities found that retaill development getes a net fiscal loss to local
governments®  Specifically, retail generated an average nes los those central Ohio
communities of $0.44 per square fébtOften, a high cost is attributed to retail duehe high

"9 Randall Gross. (2004). “Understanding the Fisagidcts of Land Use in OhioRegional Connections: A
Growth Strategy for Central Ohig, 3.
™ bid.
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volume of traffic that retail use generafésSuch costs often outweigh the income tax revenues
generated by the relatively low retail wadésHowever, in one of the central Ohio communities
(Upper Arlington, Ohio), it was shown that a weldupned mixed-use re-development can cross-
subsidize retail costs through a balanced mix fié@fretail, and residentiaf.

An analysis of certain Northeast Ohio communitiesndnstrates the influence that retail
location has as a factor of economic development.

Severance Town Center

Severance Town Center draws from the 50,700 retsidenthe immediate Cleveland
Heights, Ohio are& Originally constructed as one of the first enetbsnalls in the country,
Severance Town Center commenced significant remmattransforming itself into an open-air,
outdoor shopping centét.

Trade Area, Access, and Demographics

Located twenty minutes east of downtown Cleveladiveland Heights, Ohio had a
population of 18,814 residents within a 1 mile tmddf Severance Town Center in 20000ver
a six (6) year period, the population decrease®.B96 to an estimated 18,171.21% of the
households in that area have an average incomebet$60,000 and $75,000. While Severance
Center never enjoyed highway access, the physicatibn sits in the immediate vicinity of East
Cleveland, South Euclid, University Heights, andndlurst. Although once a more vibrant
shopping center, Severance Town Center has enjogedased sales due to the placement of
big-box retailers such as Home Depot and Wal-Mart.

Steelyard Commons

Steelyard Commons, the new urban shopping centatdd in Cleveland, Ohio, is
expected to generate significant economic benefgupport such aspects as job creation and
local neighborhood servicé®. Location placement of Steelyard Commons was afletor.
Unlike other areas throughout Northeast Ohio, thteelgard Commons project was able to
assemble over 1 million square feet for retail {se.

Trade Area, Access, and Demographics

Steelyard Commons enjoys a retail spatial monopolyhe shopping plaza was
intentionally placed in an area immediately adjadendowntown which allows the plaza to

2 |bid.

3 lbid.

" bid.

;Z Pinetree Commercial Realty, LLC. http://www.piregtcommercial.com/properties/seve_tow-cle/index.htm
Ibid.

" Ibid., referencing the 2000 Census

'8 pinetree Commercial Realty, LLC. http://www.pirstcommercial.com/properties/seve_tow-cle/index.htm

" First Interstate Properties, Ltd, "Cleveland'sSterd Commons." 2005.

http://wwwsteelyardcommons.com/econ_impact.asp

8 First Interstate Properties, Ltd, "Cleveland'sSt@rd Commons." 2005.

http://www.steelyardcommons.com/place_making_1 2.as
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draw from surrounding areas such as Tremont, Ol Old Brooklyn, along with the Flats
and Clark-Metro neighborhoodb.Highlights of these adjacent areas include:

Tremont, located just north of Steelyard Commoras posted an 8.3% average
annual increase in sale price of new single farhitynes during the last 13 years
(which ranks #2 out of 16 Cleveland neighborhoods);

Ohio City, located northwest of Steelyard Commanmas posted a 7.3% average
annual increase in the sale price of new singldalyahomes during the last 13 years
(ranking #4 out of 16 Cleveland neighborhoods); and

Downtown Cleveland, located two miles north of 8tael Commons, has over
147,500 daily workers, which equates to the eidatgest downtown labor force in
the natior?

The immediate trade area has 320,812 people, étdoB4he households have a median
income over $50,008 In 2000, city of Cleveland residents spent apjpnaxely $1.3 billion in
retail purchase at suburban statesAs such, the new urban shopping plaza seeksptoreathat
revenue stream by offering residents a more coeweishopping location.

In addition, Steelyard Commons has immediate actesall the major highways.
Specifically, I-71, SR 176, 1-490, 1-90, and I-7Teaall in close proximity to Steelyard
Commons. The one mile radius demographics inclid@06 average household income of
$34,630 and a 2006 median household income of $28°4

External Factors that Impact and Influence the Liooaof Retail

Corporate marketing factors influence and impat# piacement of retail. Corporate
franchises, such as fast food restaurants and otgrnal retailers, have internal marketing
restrictions that prohibit their franchises fromisting within a certain distance from each
other® Such restrictions are particularly devastatingcities like Bedford that are sandwiched
between and among other dense cities such as Mdgights and Bedford Heights. For
example, because there is an Arby’s (on Northfielthd) and a Wendy's (on Warrensville
Center Road) in Maple Heights, the City of Bedfargbrecluded from placing another Wendy’s
within a two mile radius. Accordingly, the Wendyits Maple Heights, Ohio draws revenues
from Bedford residents; however, such revenuesaddenefit the City of Bedfortf.

Impact of Retail Development on Employment and Vgage

8. First Interstate Properties, Ltd, "Cleveland'sSt@rd Commons." 2005.
http://wwwsteelyardcommons.com/econ_impact.asp
% bid.
% bid.
 Ibid.
% bid.
8 |nformation obtained from a February 21, 2007pktme interview between E. Mark Young and Rebecca
fI3<7wiatkowski—Corrigan, Economic Development Director the City of Bedford.
Ibid.
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Retail development directly influences changesnmpleyment and income opportunities
in communities. These types of changes may be teanpde.g., construction projects or
seasonal employment) or may constitute a permactemge in the employment and income
profile of a community should the development projering long-term job opportunities for
community residents. Changes in income also inflteghe social environment in a number of
ways such as raising or lowering the average stdmafdiving for residents.

In the past couple of years retail developmentbwsned in the Northeast Ohio region
and contributed to employment growth. Such groistla key measure of regional economic
performance. As shopping centers are developerk ihéncreased demand for workers.

Wages for retail sales fluctuate depending on a&watiety of factors. However it is not
uncommon to see wages barely above the minimum wexgerements. Some salespersons are
paid a regular and/or fixed salary, while many earcombination of salary and commission.
Successful commission-based employment dependsh@mnreal value or popularity of the
merchandise they sell. Often, employee benefiésrat associated with these types of jobs.
However as an incentive, many retail stores offapleyees a discount of as much as 10-25
percent off the merchandise in stock. A few ofltrger department stores and retail chains offer
life insurance, health and pension plans.

Many retail store sales positions are part-timey,onlith schedules of 20-35 hours per
week. These employees are on duty during peakgéiburs, including evenings and weekends.
Because weekends are busy days in retailing, alalbsimployees work at least one of these
days and have a weekday off. The life span ofalsades positions and/or managerial positions
varies. The average employee's employment perioetail spans from 1 to 2 1/2 years. The lack
of benefits and low salary increases the turn oaer.

Retail establishments provide jobs for a less eacand less skilled workforce. For
most sales jobs, no specific training is needed.a@rage, beginning sales jobs require no more
than a high-school education. Good verbal comnatiwio skills are a plus and an out-going and
courteous disposition is a requirement. Any addaldraining is normally on-the-job training in
sales techniques and internal store policies.

Retail jobs generally do not provide an avenuenealth creation. The aim of economic
development is to create primary jobs that pay nmtben minimum wage, and increase the
amount of income coming into a community from adesits market area. Primary jobs are
defined as jobs that produce goods and servicegdass of what can be consumed in the local
marketplacé® This creates a flow of money into the communityr Ehe purpose of economic
development, the retail sector does not createrexpmme.

According to research done by the City of Lake &gllTexas, shopping centers located
within an area typically draw in money that hagatty been "created” by primary employers in
that area. It is not "new mone¥’" The research also indicates that “The indireqbdat of

8| ake Dallas Texas Economic Development Corporgtio
http://www.lakedallas.com/lded_principles_eco_dauli{accessed April 2007).
89 i

Ibid.
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primary job creation is the creation of additionabs. The demand for goods and services
generated by the primary employer is increased“emtirect” or "spin-off" jobs are created®
Retailing does not create wealth. It is a prod@icin@alth" created by primary employment.

Although most jobs generated by retail developnagtnot high paying jobs and may
not lead to wealth creation, these jobs are esdeaarid desirable segments of their community.
Retail jobs allow for certain demographics to eannncome where they would not be able to in
other market segments.

Today, more and more elderly citizens are workiag-fime in the retail sector. The pay
provides a supplement to their retirement benafitd can stretch out their retirement savings. It
also provides the elderly with social opportuniégesl a way to meet people and continue to be a
contributing part of the community. Many older cesits who have not adequately saved for
retirement often need these types of jobs to makls emeet.

Another large portion of retail jobs is held by dgats. Retail is an ideal situation
because these jobs require little or no prior erpee. Also the jobs are available at hours that
work around the school day and employers do noée&Xpng-term commitments for these types
of positions. These jobs can provide students timel§ needed to help pay for school or can
provide extra spending money.

Retail also provides second-job opportunities f@ngnpeople. Often, people find that
the compensation they receive from their primaty i® not sufficient to live on or they may
desire a special item or a vacation, which theynoarmafford. In these cases, retail positions
provide the second job or part-time work, which paovide the extra money. Many people take
temporary jobs around the Christmas season togdasior holiday gifts or other items.

Many of the new retail centers today are locategtary exclusive areas and by having
this mix in the workforce; it creates an overalttbecommunity dynamic and economy. A large
majority of these big box and retail tenants irsthégypes of areas pay higher wages than similar
locally owned retailers.

In addition, when a retail center is going throulgé planning and construction phases, it
will usually lead to the employment of people frahat region. Construction professionals,
architects, and engineers command a very high hoaté. The average life span for these jobs
is typically 6 months to 2 years — the span of tlhastruction phase of the development.
Construction jobs are normally full-time and, in020the median hourly earnings of carpenters
were $16.78, the middle 50 percent earned betwd@©9$ and $22.62, and the lowest 10
percent earned less than $10°380n average, construction jobs require experienmu#/oa
technical training in a specific area. For examalearpenter learns his trade through formal and
informal training programs with 3 to 4 years of lbalassroom and on-the-job training. Other
skills required are manual dexterity, eye-hand dim@ation, physical fitness, and a good sense of
balance.

O |bid.
1 U.S. Department of Labor. http://www.bls.gov/oade202.htm (accessed April 2007).
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The high level wages associated with constructaychitecture, and engineering, and
jobs may not directly impact the community where tatail center is going, but they will have a
great impact on the economics of the region as @levhAs you start to look at the benefit of
these projects to a region as a whole, you begseéahe trickle down effect.

Movement of Retail Development in Northeast Ohio

In Northeast Ohio retail developments are leavhrgdity and development is occurring
more rapidly in the first and second ring subuds.shopping centers are developed, the prime
locations are found outside the city on the frinGlee shift in retailing location has left the city
dismal.

General merchandise stores (SIC 5300) have growsiderably in the suburbs. In 1993,
there were 43 establishments in the city of Clewland 209 in the suburf’sBy 2002 that
number had increased by 2.3% in the City and 7.2%é suburb®® In this time period the
number of jobs in the City declined 64% while thegreased 11% in the suburlist is evident
that retailers are leaving the City at an alarnriaitg. Smaller local retailers are being forced out
of business by the larger big box developments. Hhem in suburban development has
indirectly forced local city retailers to go dafhese events feed more suburban development.

Food stores (SIC 5400) have also been affectedhdphenomena. From 1993 to 2002,
the number of jobs declined 32% in the city and ae®d nearly constant (0.2%) in the
suburbs® Both the city and suburbs actually saw a decliméhi number of establishments
during this period, but the decline was greatethm city. The fact that employment in the city
declined more rapidly than the number of establestiisimay be due to the fact that smaller food
stores are more likely to survive in the city bartger and growing food stores are located in the
suburbs. Grocery chains such as Heinen's and Zagaave a large number of jobs and are
generally located in the inner suburbs. This, hakebecomes problematic. Many of the people
who seek this type of employment live in the cibyt the jobs are rapidly leaving the city.
Although these jobs don’t create wealth for a regithey can sustain a community and/or
family.

This trend is similar in other areas of retail. Apg and accessory stores (SIC 5600) in
the city of Cleveland have also felt the effects shiburban shift. From 1993 to 2002 the number
of jobs in the city declined 25% while jobs in theburbs remained constant (0.4%hgain, the
number of establishments declined in both theaniiy suburbs but the decline was greater in the
city. These figures can be explained by the abood of dead retail strip malls in the city and
inner-ring suburbs. Places like Euclid Square Mall the closing of retailers in Tower City are
prime examples.

92 State of the Cities Data Systems. http://socdsibedorg/
93 -
Ibid.
% |bid.
% |bid.
% |bid.
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In miscellaneous retail (SIC 5900), the city expeced some job growth between 1993
and 2002 (14%) but the suburbs had a job incref28%°’ The number of establishments
during this time period increased slightly in tfigy ¢1.3%) and the suburbs (3.99%).

Although the data collected range from 1993-2002, gatterns seem to be continuing.
Retailers are continuing to develop in the suburtiies of Northeast Ohio. Every city and/or
county in the region has or plans to equip itselhws ownLegacy Village.

The Effect of Big Box Retail on Economic Developrhen

While retail is largely considered to have littlengact on a region’s economic
development, big box retail can have a big impaatther ways. Cities across the United States
use retail development as part of their larger avexconomic development strategies. With
increased tax revenues as the goal, many citiégebctourt large retail projects in hopes that
the tax receipts will augment city coffers. Retaiépending on the size, shape, location and
flavor, has varying effects on the economic heafta region° Big box retail, though it is not
always so cut and dry, oftentimes can have a deniah effect on the economic health of a city.

Economic development can mean different thingsifterént people and its definition is
often stretched beyond its true meaning. Economieldpment is generally defined as the
sustainable creation of wealth that works withie framework of community parameters to
maximize the efficient and effective utilization cbmmunity resources for economic gain for
the local population® More simply, it is the process of creating wedtihas many people as
possible within a defined area. When discussitajlr@ne city’'s economic development may be
detrimental to the region’s economy. Oftentimé$es claim economic development when large
retail centers break ground. This claim often f&dlsonsider the larger economic development
picture and may actually negatively affect the @reaonomy.

The economic health of individual cities within egion is never independent of one
another. While one city may benefit by luring agRremployer into its jurisdiction from a
neighboring municipality, there is no sum gaintfog entire region.

Economic development scholars often describe tleetsfof new investment in terms of
the multiplier effect. This term refers to how manyes dollars are re-circulated within a local
economy before leaving through the purchase ofgoit!®* Usually, the multiplier effect is
used when discussing the effects of industrial pctidn on a local economy. Unlike industry,
earnings from retail businesses are not as beakfa@ia community because they usually do not
draw in money from outside the region. National ichstore retailers can help to increase
employment, however they generally remove more thefabm the local economy than they
add. Therefore, there is not a sum gain from thveld@ment of additional retail establishments.

7 bid.

% |bid.

% Texas Perspectives (2004). "Big Box Retail andtifiis(accessed April 18, 2007).
190\mww.delawarecountybrc.com/glossaryterms.htm (asza4/18/2007).

11 Truit, Tricia. "1." 11/04. http://www.geo.coopdialmultipliereffect1104.htm (accessed 4/15/2007).
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Money spent at big box retailers, however, doesshawifferent effect on the local
economy than money spent at a locally-owned busind$fie profits generated by local
businesses are often poured by into the communitgmathe proprietor hires local printers,
advertisers, attorneys, etc. to help him or heraipethe business. Big box retailers are usually
headquartered outside of the region, creating &imaatcial loss. One study shows that for every
one dollar spent at a local retailer, forty-fiventseis poured back into the econoffi§The same
study shows that only fifteen cents is returnedht® local economy when a dollar is spent at a
national chain store. Even though economic deveéoy scholars do not consider retail sales to
be economic development, big box retailers do ndareage by removing more dollars from the
local economy when compared to local independenést

While most big box development tends to occur angbtburban fringes, the Steelyard
Commons retail development in Cleveland has regeskened in the heart of an urban area.
The merits of this controversial development haeerbactively debated in the region. As a
requirement for permitting this development to gomMard, the developer paid for a local retail
impact study to be performed (mjb consulting). Whstudies show that the urban area of
Cleveland is underserved by retail, a new big bemter could have a detrimental effect on
existing businesseéd® The study predicted mixed results for local bus#es>* In terms of
economic development, Steelyard Commons would caoise local independent businesses to
fail. Nearby supermarkets, low-priced apparelegpand large chain drug stores will face the
greatest risk by the big box tenants that will gnc&teelyards. Interestingly, other independent
businesses may see increased profits due to th&oaddl traffic that the new center would
attract. These businesses are the ones thaichié meeds that the big boxes cannot supply. The
positive effect that Steelyard may have is thatilt increase the number of jobs available to
Cleveland residents and it will improve the loaa base through increased income, sales and
property taxes.

192 |hid.

193 Cleveland City Planning Commission, "Retail: goisues and policies."
http://planning.city.cleveland.oh.us/cwp/SummarylSgdnp?section=ret (accessed 4/18/2007).

1% Michael Berne. "Big Centers and Neighborhood Bes#nDistricts: Impact Analysis and Competitive ®igs."
11/21/2006, p.1-5.
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Figure 2.:

Policy Recommendations

Increasing the Economic Sustainability of RetaiVBlepment

Public officials, planners, economic developmenecsalists, and other community
leaders may have limited ability to impact the itdtée cycle, but they can make decisions in
recognition that a life cycle exists.

First, community leaders should make a realistsessment of what retail development
will bring to the community — this includes bothetltosts and benefits. Again, a strong
commercial district is important but leaders showubd buy into false promises or be unrealistic
about the economic benefits of retail development.

Second, retail development should only be pursuedre element of an economic
development strategy. Diversification is cruciakithout a strong residential base (and in some
cases, a strong industrial base), municipalitids wave limited success in sustaining a strong
commercial base. Reta#sponds tdhe market. Furthermore, when community leadeek $0
attract retail, they should give careful considerato type and mix of retail that is appropriate
for their municipality based on what already exists the community and surrounding
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communities. Developers will do careful markeesash, but they will likely focus on relatively
short-term profits, not the long-term economic htyeof a city.

Third, municipalities can take measures to prevewer-retailing by conducting a
thorough assessment of what the market can suppdrby adopting policies that place controls
on retail development. These policies may incluelasing the zoning code to prevent retail
development in areas where other uses are more@pgie, limiting the size of individual retail
establishments or shopping centers, or limiting angount of retail that can be included in
mixed-use projects.

Finally, when municipal leaders are in a positiomégotiate with retail developers, they
should consider potential re-use strategies if g dmx store or shopping center goes dark.
Although a city may have limited control over wipaivate land owners do with their property,
developers often receive financial incentives tddoat a particular location. This provides an
opportunity to build clawbacks into the agreemernt. a retailer opts to close a store or a
developer allows a shopping center to remain vaa#iat a specific period of time, a city can
attempt to stipulate what happens to the propeftyis often argued that demolition and site
preparation costs are the greatest barriers tovedafgment.

Davidson et.al. stated that “retailing will contendo be an area of turbulence and
uncertainty for some time to com&” Sustainable development is defined as developthent
meets the needs of the current generations witlommpromising the ability of future
generations to meet their own needs. Too oftetajl rdevelopment focuses only on current
needs — and it take less than a generation faxdhgromises to be felt.

Maximizing Economic Development Based on Retaildt@n Decisions

In utilizing retail as a tool to generate economiowth, careful consideration must be
given as to the location for such retail projectBlacing retail in a specific, targeted area
determines whether that retail will survive or falln modern society the old adage of “If you
build it, they will come” is no longer a viable adt strategy. Instead, retailers must
accommodate and locate near their respective targetets. Busy consumers currently demand
retail that combines convenience and shopping sahec As such, the following policy
recommendations should be considered in determthmgroper location for retail:

Because retail often generates a net fiscal dmaifiscal impact analysis should be
employed to outline and forecast whether a locasaipe for retail. Fiscal impact analysis is a
powerful tool for examining the costs and bendfitvarious land uses, for prioritizing projects
and infrastructure investment, and for assessingeldpment alternative’S® Fiscal impact
analysis tests the annual costs and benefits afldement on local government budgé¥s.In
particular, the analysis weighs, compares, andibategs budgetary costs (provision of
infrastructure, delivery of services, administrati@tc.) with benefits (taxes, fees, etc.) for land

1% william R. Davidson, Albert D. Bates, and Steph&Bass. "The Retail LifecycleHarvard Business Review
54, no. (1976), p.96.

1% Randall Gross. (2004). “Understanding the Fisogddcts of Land Use in OhioRegional Connections: A
Growth Strategy for Central Ohiop.5.

97 bid., p.7.
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use!® Examples of benefits include, but are not limitedreal and personal property taxes,
fees, income taxes, and user charges. While exangil costs include, but are not limited to,
infrastructure, police, sanitation, emergency madiservices, fire, and administrative
services:”®

Location of retail centers should be planned injwoction with the local government in
that community. Private/public partnerships areosmaged whenever possible. Rather than
place retail in the heart of a community, a balastveuld be reached whereby retail can exist in a
high traffic count area that will not compromise timtegrity of the community. For example,
retail has conveniently congregated around thell@fagrin interchange. Not only is that retalil
placement convenient and accessible, but that itotadoes not displace the core of the
community. Similarly, a new exit ramp was constiedcat I-271 and Harvard Road in order to
provide greater accessibility to the Harvard Pdrkping Center. By contrast, Severance Town
Center is located in the heart of Cleveland Heightso. In fact, the shopping center is adjacent
to Cleveland Heights City Hall and the ClevelandigHes Police Department. If Severance
Town Center were to go dark, that entire core akshe city would be affected and the
community at large would suffer as a result of t@t. In the event that retail fails, having a
location on the outskirts of a community provides excellent opportunity for conversion or
redevelopment into another viable industry alteweat Consequently, placement of retail should
strike a balance in the community.

Location incentives are a necessity to enhancestloeess of a retail development. As
illustrated by Steelyard Commons, very few areas lthe ability to amass large land parcels for
development. Thus, certain less developed areas m@re of a competitive advantage over
others. Similarly, newer cites have a competiidgantage over older cities in Northeast Ohio.
Evaluating the political climate and partnershiggmbial of local and county government is a
must. In addition to financial incentives, comntigs should also provide incentives to place
retail in certain, pre-determined areas (i.e., r@itement zones/districts). For instance,
favorable zoning and relaxed restrictions may eraugei retailers to voluntarily locate in specific
areas. Finding a cooperative local government wilitcollaborate to secure incentives for
development can be the difference between develogainguccess and failure.

Private/private partnerships should be promotedenmwburaged for retail. In particular,
various types of retail should continue to partwith other types of retail and entertainment.
The synergy created by a mixture of food and beyeeiservices with clothing, furniture, and
other general retail creates an entire shoppingremhment district and also enhances
sustainability. Just as important is the markethgntire areas as a whole district. Examples of
this include the Coventry area in Cleveland Heiglikio and Cedar Center shopping plaza,
located at the boarder of South Euclid and Univgitseights, Ohio.

Increasing the Employment and Wage Benefits of iRB&velopment

Increasing the wage benefits for a retail emplagesevery tough policy to enact. Due to
the inherent nature of retail positions, it is velyficult to change compensation strategies
adopted by retail corporations. Retailers work lékk&y other company, in that their primary

1% pid.
199 pid.
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objective is to maximize profits. Since the averagtil employee does not need any prior
experience or education, the labor pool for thessitions is rather large and their earning
potential is low. Many times the wages paid aré emough to live on. The communities in
which these retailers are trying to locate musettie lead in requiring at the very minimum, a
wage level that reflects living standards. The samity has the upper hand in these types of
situations. The municipality can block retailersdadevelopers from coming into their
communities. Communities should use their posi@enleverage, requiring that retailers or
developers compensate retail employees by giviegnthivable wages and/or provide health
benefits. Many retail employers including Starbugksvide tuition assistance programs and
management training.

One of the latest initiatives that we see from s@m@munities deals with accountable
development. Communities can negotiate a CommuB#pefits Agreement (CBA) which
affects big box retail stores. A CBA is a legadiyforceable contract between a private or public
developer and a community coalition. The agreemgymically obligate the affected developer
to pay living wages and, and in many cases, tdbsiahiring and living wage goals for tenant
and contract employers at these sites. CBAs oftelude first source hiring agreements that
require businesses and commercial interests to widlka specified labor market intermediary
in order to fill specific types of job openings.

As it relates to economic development, the focusukhbe to retain existing retailers.
Attracting new retailers will not enhance a citygs regions wealth. Retail in Northeast Ohio
needs to be managed not expanded.

Increasing the Benefits and Mitigating the Negaf¥kects of Big Box Retall

Because big box retail does not increase econoeneldpment in a region unless it
draws in money from outside the area, the regi@ulshlook to attract retailers that will bring in
consumers from the outside. The region should #®d& to foster the development of
independent and local retailers over national chdure to the fact that they retain more dollars
in the region. Other regions have incorporatedtesgias to improve the climate for small
businesseS’ Loan and grant programs are a popular strategy iy with limited resources,
Cleveland could set up tax-incremental financingfrdits, perhaps in areas where new big box
retail centers are proposed. This strategy wowd the increased tax revenue from these
developments and use it to support new local enseg

Cleveland could also seek to limit future big bavelopments as a strategy. As was
attempted earlier, legislation could be passed wmatld limit the size of retail establishments
that sell grocerie§' This would eliminate the threat of Wal-Mart Superers and
SuperTargets to area small businesses. Otheegtratcould include impact studies, impact fees
and vacant box legislation that forces big box tigyers to put up a bond that would be used to
pay for the demolition of the big box if it goeskla
While other areas have provided examples that Gadecould use to stem the development of
big box centers, this region needs to addresssthiges that are particular to the region. The
leaders of the seven-county region should meet ddk wowards a regional retail plan that

10 The Hometown Advantage, "1-3." http://www.newrubeg/retailer/mir.html (accessed 4/10/2007).
M1 pid.
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prevents the over-saturation of big box retail anavides an equitable tax-sharing solution that
serves to strengthen the region as opposed targgemtegion that fights within itself for fool’s
gold.
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Chapter Ill: Municipal Finance
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Introduction

Different choices and opportunities inform a atylevelopment and affect their future
viability. This study examines the retail develominenantra, “grow, morph, or die” and its
effect on city finance as one potential indicatbwviability, or sustainability, as a community.
The cities of Cleveland Heights and Euclid weresemofor the study due to their similarity in
size and demographic make-up. Retail developmerffeaterance Town Center and Euclid
Square Mall, respectively, are focus sites, repitasg re-investment and disinvestment in these
inner-ring suburbs. Upon examination of retail depement at the focus sites and differing
impacts on municipal finances, policy recommendetido support long-term viability of
communities related to retail development will iecdssed.

History of Cleveland Heights and Euclid

As the city of Cleveland grew, settlers also dired the suburbs of Euclid and
Cleveland Heights and emigrated there due to the gyuality of land for farming and the
opportunities for quarrying. Although farming wasegominant in both cities (wheat and table
grapes in Euclid), bluestone quarrying was alscattive. **?

Cleveland Heights

Cleveland Heights is located southeast of downt@aveland in a pocket of land mostly
isolated from direct highway access. Beginningh@ flate 1800’s, the elite residents of the city
of Cleveland began to move farther and farther ®aatoid the city's growth. People longed for
a home away from the grit and noise of the indaktity. The population of Cleveland Heights
increased due to this out-migration and continweedrow as the advent of the streetcar made
travel to the community on the hill more accessilllewas incorporated as a city in 1921.
Cleveland Heights continued to grow as Universiticle’'s Case Western Reserve University,
The Cleveland Clinic and University Hospitals gremd added increased job opportunities in
close proximity to this suburb. Today, with a tgtabulation of 49,958 Cleveland Heights is
home to a diverse mixture of immigrants and peaglalifferent ethnic backgrounds. It is
characterized as a community of unique, tree-lisieeets, dotted with beautiful neighborhood
parks and with homes and businesses with beaytiftdifted architecture

Euclid

Euclid is located directly east of downtown Clarel along Interstate 90. It was one of
the first cities to be established in the WestessdRve, via contract between Superintendent
Moses Cleaveland and 41 members of the Connedtaoud Company. In addition to farming,
the industries of saltworks, sawmill, gristmill asdip building drew people to the community.
Between 1809 and 1815, Euclid was larger and cersid more promising than nearby
Cleveland. However, completion of the Ohio Canal 1827 assured Cleveland's future

12 http://www.clevelandheights.com/historyarch asgp://www.ci.euclid.oh.us/about/history.cfm
13U.S. Census Bureau, Census 2000 Demographic igighliCity of Cleveland Heights
14 hitp://www.clevelandheights.com/historyarch.asp
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dominance. In1850, the Cleveland, Painesville and Ashtabular®&ad built tracks through
Euclid. World War 1l brought sudden growth to themumunity. An influx on new industry
began replacing the farmland. Euclid's city plasnassured orderly growth by segregating
commercial and industrial land from residentialghdiorhoods, becoming pioneers of modern
zoning concept$'® Today, Euclid has a total population of 52,74% It is a diverse community
with beautiful neighborhoods, but characterizedngrily by its industrial and business core
which bisects the city and is visible from [-90.

Table 1 shows summary characteristics for botle<itn 1970 and 1990, the approximate years
both retail centers were built and closed. Income @operty tax are also indicated.

Table3.1 Summary Charcteristics for the cities of Euclidi @leveland Heights, 1970 and 2000
Year City total total total income median income commercial
population | households| ($ billions) household tax rate property
income ($) (%) tax rate (%)

1970 |Cleveland Heights 60,767 20,586 1.3 62,723.97 * | not available | not available
Euclid 71,552 25,303 1.4 55,507.52 = | not available | not available

2000 |Cleveland Heights 49,958 21,798 1.0 46,731.00 2.00 3.15
Euclid 52,717 26,123 0.9 35,151.00 2.85 2.50

% Actual dollars: Cleveland Heights $13,368 and Euclid $11,830 inflated to 2000 dollars: http://www.bls.gov/

Although population shifts have occurred and tatabme levels have dropped overall,
income in general has been and remains consistégéwebn the two cities over the 30 year time
span indicated in Table 1. The City of Euclid has@e favorable commercial property tax rate,
which, in theory, would indicate a more favorabé&yelopment climate.

History of Severance Town Center and Euclid Sgivéak

From the time that these retail centers were Jbpodpulation in Euclid and Cleveland
Heights and in Northeast Ohio in general, has dieddcreased, as shown in Table 1. Not only
has this decrease had an impact on sales forrexisttailers in these centers, it has also created
increased competition for new retailers to the amegeneral.

Severance Center

Severance Center was built in Cleveland Heighthatcorner of Mayfield and South
Taylor Roads in 1963, on the former site of thenJobhSeverance estate, Longwood. It was the
first enclosed shopping mall in the state of Offiee mall was anchored by two Cleveland-based
department stores, Higbee’s and Halle’s, and wifhinonths of opening, it featured 52
retailers.*!’

15 hitp://www.ci.euclid.oh.us/about/history.cfm
161.S. Census Bureau, Census 2000 Demographic igighliCity of Euclid
M7 hitp://www.heightslibrary.org/question_archive2.ph=119
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Figure 3.1 Figure 3.2

At the time the mall was built, Cleveland was 8ilargest city in the United States,
with a population of 876,050. Cleveland Heights hagbpulation of 61,8132

By the mid-1960's, there were 8 other regionalpgtiog malls in Greater Cleveland?
Several renovations were completed in the nextragyears, in an effort to remain competitive

with retail around the region:

* Mid-1960's: second retail level built over the firs

» 1981: northwest wing constructed, with the additdiiold Circle Department Store

e 1984: Galaxy Food Court added and cinema exparidretailers now housed in
the mall

Figure 3.2 S -

SEVERANCE CENTER
Cloveland Helghts, Ohia

Parking

Other retail centers in the region that providethpetition for Severance, and spurred its
renovations, were Beachwood Place, Golden GateaPBauthgate Shopping Center, Euclid
Square Mall, Richmond Mall and Randall Park Mal{. B960, Southgate was the largest strip
shopping center in the United States and with Zianilsquare feet of retail, Randall Park Mall
was marketed as the largest mall in the countrymwihepened in 1976. Table 2 shows retalil
center competitors for both Severance Center awcticERBquare Mall.

1181960 U.S. Census
19 http://mall-hall-of-fame.blogspot.com/2006 10 OXhave.html
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Table 3.2 Retail competitors to Euclid Square Mall @elerance Center
Retail Center Location Distance from Distance from Date Opened Square Footage
Severance Town Euclid Square Mall
Center (miles)
(miles)
Severance Town Center Cleveland Heights n/a 8.4 1963 500,000
Euclid Square Mall Euclid 8.4 n/a 1977 687,000
Great Lakes Mall Mentor 17.0 10.8 1961 1,300,000
Golden Gate Plaza Mayfield 5.4 9.9 1958 360,000
Eastgate Mayfield 6.1 10.5 1954 360000

Beachwood Place Beachwood 4.0 12.8 1978 950,000
Richmond Town Center Richmond Heights 3.8 4.3 1968 875,000
Southgate Shopping Center Maple Heights 8.4 19.3 1955 800,000
Randall Park Mall North Randall 7.6 18.5 1976 2,000,000

The mall struggled over the years as retailerge@ally anchor tenants, closed. Gold
Circle closed its store after only 4 years dueaigging sales. Halle’s went bankrupt in 1982,
leaving a vacancy at the mall that wasn't fillediuh989 when the Joseph Horne Company
opened. Higbee’'s was re-branded as Dillard’s in21 9@t closed their store altogether in 1995.
The cinemas went out of business in 1983.

The shopping center was re-developed by
Chicago-based Pinetree Commercial Realty in
1998 and converted to a 500,000 square foot
power center with Home Depot, Wal-Mart and
Marshall's as anchor$®* Approximately 35,000
square feet, or 7%, is vacant.

SEVERANCE TOWN CENTER
CLEVELAND HEIGHTS, OH

Figure 3.4

At the time of the mall re-development, the
population of Cleveland Heights decreased to
54,0522

| pons® N5IC+ CAF

Euclid Square Mall

S A v The population of the city of Euclid was at its
~___ = peak in 1970, with 71,552 resident3.Euclid

Square Mall was built in 1977 on a former 71-

acre industrial site, just off Interstate 90 betwee

E. 260" Street and Babbitt Road.

The mall itself is primarily a one-story shopping
mall with 687,000 square feet of retail space.
May Company and Higbee’s anchor stores were
each two-story buildings. There are also four
outparcels on the site: a closed Red Lobster,
Toys -R-Us, Bank One and a convenience wing

A PINETRE

120 |pid

12L\yww. pinetreecommercail.com

1221990 U.S. Census

1231970 U.S. Census

124 Eyclid Square Mall redevelopment study, Septeribén, International Economic Development Council
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that included a Fazio’s supermarket store at ane.ti

The mall declined with the growth of additionalbstban malls in the trade area,
primarily Great Lakes Mall in Mentor and RichmondaMin Richmond Heights. In 1998,
Kaufman’s (formerly May Company) closed its locatiat Euclid Square Mall and moved to
Richmond Mall, undergoing a vast renovation anda&sppon under the new name Richmond
Town Center.

By 2003, the mall was mostly vacant. A few foodhaiers and Dillard’s, operating as an outlet
store, remained. By 2000, the population of the @itEuclid had decreased to 52,717.

There have been several attempts by the city tacattlevelopers and other retailers to the mall
site, with no success:

* interest expressed in the site for medical offices

 Home Depot and Target have been interested initinéos “Big Box” retail, but both
ultimately chose other locations: Home Depot o2@" Street in Euclid and Target
in Willoughby

* interest in the Kaufman'’s portion of the mall focall center

The International Economic Development Council ctetggl a redevelopment study for the
Euclid Square Mall site in 2001. Their suggestiamdude development as a call center or
location for back office operations, new “power th retail or institutional uses such as
museums, educational or art centgrs.

In 2004, the mall was purchased by Ted Lichko wipen@d Outlets USA in the former
(=N Figure 3.5 Kaufman’s space in an attempt to revitalize the
‘ : ' mall. "What we are about to do is very big for

- Euclid,” he said Tuesday, while in the office of

%t |EEE ' ‘ his furniture store. "We're first going to open wha

'Ls(‘n‘\'l',"f we're calling Outlets USA. We will have between

300-500 vendors of high quality products at low
prices. We want to stress these will be high
quality products." Mike Resnick, working with
Lichko as Outlets USA's director of leasing, said,
. "We're talking about (shoppers) buying a Cadillac
= ® at a Chevrolet price.*?® Unfortunately, Outlets

| UsA closed within months of opening.

Today, Euclid Square Mall is vacant, except folddd’s, which still operates as an outlet store,
though only on the first floor of the former Higbeand utilizes approximately 55,000 square
feet. Dillard’s lease expires in 2010. All of thetparcels are vacant.

125 «Eyclid Square Mall Redevelopment”, InternatioBaonomic Development Council, September 21, 2001
126 «Mall's new owner has big plans”, March 25, 2084n Newspapers
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Sustainable Municipal Finance

Sustainability is a concept of growing and develgpa community in a manner that
protects and conserves the ecosystem where ituateid. On a regional watershed level, all
development done in this way will contribute totbeenvironmental quality.

The problem lies in how to apply tax policy in aywthat enforces or encourages
sustainable growth without destroying the bottone lof retail development. Major retailers are
in the business of making money, not paying exeessixes. For example, the Northeast Ohio
Regional Sewer District (NEORSD) is currently adgoapacity and rebuilding portions of the
regions sewer system. Current customers are pdgmihpe new sewers with increased rates in
the coming years. However, the customers are metttlf creating the storm water; most of it is
coming from large impervious surfaces-parking libioughout the region. Big box stores pay
the same water/sewer rate as the average custased bn how much water the use and sewage
they produce. Missing in this equation is the aafsthe storm water the parking lots for the
stores are producing. The solution seems straigtdifal, calculate the amount of storm water
produced and charge the stores accordingly. Utihesss a regional policy, the stores will locate
in areas where they do not have to pay that amdiax.credits and incentives are a way to
influence behavior. By including these into the taxle, sustainable growth can begin in Ohio.

Sustainable municipal finance includes tax poliogl @osts of public services. Current
tax structure in Ohio regulates that schools’ pryn@venue source is from sales property tax
revenues while the municipalities gain revenuemflmoth property and income tax. In this set
up, schools and communities benefit from more amdelr retail development. Municipalities
encourage industrial and commercial growth thapeug higher paying jobs. It is clear where
the affiliations are under this structure.

In linking tax policy to land use, Boston performeedtudy, devised a “series of strategies
that might tilt decision-makers away from ‘fiscabrung’ and toward ‘smart growth’ or
‘sustainable development™. The study is based hlen gremise that key elements of state and
local tax policy influence local development demis. These policy drivers contribute to sprawl,
unsustainable development, and competition amongnnmumities, all with negative
environmental impacts. Reliance on the propertyttakund local services, especially schools,
and the “new growth” provisions of Proposition 2 l&ad communities to grow more and
differently than they otherwise might. Results ut# growing traffic congestion; stresses on
water supplies, water quality, and wastewater rimeat capacity; high housing costs; loss of
open space and agricultural land; greater energyarsl lower air quality.

The optimal set of strategies would

« Promote higher density, mixed use, transit-oedntievelopment in appropriate
areas;

* Encourage development where there is infrastradtusupport it;

* Promote the protection of environmentally sewusitesources;

» Encourage a mix of housing opportunities throughbe region; and
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* Make it easier within the home rule framework foommunities to plan
cooperatively and share tax bases, revenues, afmitdens**’

In the residential sector, there are tax credisadready in place for green building and
energy efficient practices from federal governmériedits are available for items like doors,
windows and roofs that meet energy conservationiregpents->

At the federal level there are incentives, credital deductions for businesses and
corporations. These incentives are mostly base@&qnpment and systems that conserve or
produce energy. While these measures are a st iright direction, what is lacking is any
federal promotion of sustainable growth. The fassample below explains part of the process for
commercial uses to get tax credits for energy iefficsystems. The second and third citations
detail the expansion of energy property equipmenilable for deduction and the amount of
deduction.

“This notice sets forth interim guidance, pendihg tssuance of regulations, relating to

the deduction for energy efficient commercial buigs under § 179D of the Internal

Revenue Code. Specifically, this notice sets fartprocess that allows a taxpayer who

owns, or is a lessee of, a commercial building amstalls property as part of the

commercial building’s interior lighting systems, atieg, cooling, ventilation, and hot
water systems, or building envelope to obtain #feztion that the property satisfies the

energy efficiency requirements of § 179D(c)(1) &t

“For periods in 2006 through 2008, the investmertlit for energy property has been
expanded to include the business installation o&liffed fuel cells, stationary
microturbine power plants, and equipment that ussar energy for illumination. In
addition, the credit percentage has increased % f80 solar energy property placed in
service in 2006 through 2008. For more informatiee Form 3468

“For property placed in service in 2006 through 0gou can deduct the cost of energy
efficient building property. The maximum deductifan any building for all tax years is
$1.80 multiplied by the square footage of the bodd Energy efficient building property
includes property installed as part of: Interioghling systems; Heating, cooling,
ventilation, and hot water systems; and the bugjdinvelope.

The property must be certified as being part ofaa fpo reduce annual energy and power
costs for those systems by a least 50% in compats@ reference building that meets
certairJLSlrequirements. For more information, seeidgot2006-52, 2006-26 |.R.B.
1175/

2’ TOWARD A SUSTAINABLE TAX POLICY: Tax Strategies tBromote Sustainable Development in Metro
Boston Metropolitan Area Planning Council, The McCormanktitute U. S. Environmental Protection Agency.
September 2001.

128 hitp://www.irs.gov/publ/irs-pdf/p553.pdf

129 hitp://www.irs.gov/publ/irs-drop/n-06-52.pdf

130 hitp://www.irs.gov/publirs-pdf/p553.pdf

131 hitp://www.irs.gov/publications/p553/ch02.htmlI#@062
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Another program at the federal level is the Modiffeccelerated Cost-Recovery System
(MACRS) which allows businesses to recover costsuigh depreciation reductions. Under the
Modified Accelerated Cost-Recovery System (MACR&)sinesses can recover investments in
certain property through depreciation deductiore MACRS establishes a set of class lives for
various types of property, ranging from three to y&@rs, over which the property may be
depreciated. For solar, wind and geothermal prgpaeced in service after 1986, the current
MACRS property class is five years. With the passafjthe Energy Policy Act of 2005, fuel
cells, migzoturbines, and solar hybrid lightingheologies are now classified as 5-year property
as well.

The federal tax credits and deductions availatay help businesses and corporations
progress towards a goal of sustainability. Theeeraore tax incentives controlled at the state
level and they can be more progressive than thentnes the federal government offers. For
example, Maryland has a tax policy to encouraggelaetail stores to develop on brownfields or
to renovate old stores. This is a good exampleobtypthat would be easily adapted in Ohio and
may influence corporate decisions on where and todvuild.

“To qualify for the credit in Maryland a businessish construct or rehabilitate a building

located in Maryland with at least 20,000 squaret fafeinterior space that is used

primarily for non-residential purposes; or a restild, multi-family building with at least

12 dwelling units; or any combination of the aboVee building must be located in a

priority funding area or qualified "brownfields'tsiand not on wetland$

Ohio tax policy includes exemptions from sales aiseé tax for energy conversions.
Below is a summary of Ohio’s corporate tax exemgifor energy conversion. An example is
using a wind turbine to produce some of the eleztmeeds of a business. Tax incentives and
credits at the state level in Ohio should be moreggessive, like Maryland, to promote
sustainable growth.

“Ohio exempts certain energy equipment from prgptxation, the state's sales and use
tax, and the state's franchise tax where applicalile exemption applies to tangible
property used in energy conversion, thermal-efficieimprovements and the conversion
of solid waste to energy. Generally, "energy coswer' refers to the replacement of
fossil-fuel resources with alternative fuels or hieglogies; "thermal efficiency
improvements" refers to the recovery of waste beateam produced in any commercial
or industrial processes; and "solid waste convargiefers to the use of waste to produce
energy and the utilization of such energy. Eligibéehnologies include solar-thermal
systems, photovoltaic systems, wind, biomass, ikndfas and waste-recovery
systems.***

Sustainable building practices do not always havéotus on new development. It is
essential to reuse vacant big box and other aba&ddoetail in a community. It not only

132 birectory of State Incentives for Renewables affitiEncy (www.dsireusa.org)
133 http://business.marylandtaxes.com/
134 Directory of State Incentives for Renewables affitiEncy (www.dsireusa.org)
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generates sustainable revenue for the municipatigffects the viability and future success of
the community as a whole. In northeast Ohio thera surplus of vacant retail, as noted in the
NORRA update this class performed. The cost oftyitikation can be lower than new greenfield

development because the cost of existing infratraccan be rolled into the total cost of the
site. Another plus is the recycling; reusing a tmid) saves a lot of materials that would

otherwise be disposed of in a landfill.

Obsolete shopping malls and strip centers are asangly being reinvented as
live/work/shop/play centers designed to engageoousts seeking a creative mix of retail and
entertainment, and to appeal to residents seekifwgatk to everything” living environment,
according to participants at ULI's 14th annual Remting Retail conference, held February 22—
23 in Beverly Hills, California. A recurring confamce theme was how essential it is to get the
mix right—whether it is the mix of retail tenants the mix of retail, residential, and other
uses—in terms of offering the best combination afldqy, ambience, service, value, and
conveniencé>® Examples are the former Uncle Bill's Departmeatesat Euclid Beach Park that
is planned to be a new community center and the®h Conference Center in Mansfield,
Ohio.

According to Max Reim, principal at Live Work LeaRlay, LLP, in Montreal, the best
way to ensure project sustainability is to provate intergenerational environment that is not
homogeneous, but instead unique in its ability ppeal to a variety of demographic groups:
aging baby boomers (particularly women), gen-Xer® metting married and having children,
gen-Yers spending their parents’ money on the tlakstronics, and those in the millennium
generation who are also tapping out their paremédlets. “The trick is to revisit your marketing
plan every year and tweak the plan in responsédausers. . . . True brilliance is not in just
building buildings, but it creating the soul of lage,” Reim said*®

Communities are finding other interesting wayseimvent and make relevant abandoned
retail buildings for their residents and other staddders. Julia Christensen is a new media artist
who began investigating How Communities are Re-tysive Big Box in the winter of 2003.
Since the spring of 2004, she has traveled ovedOD5miles around the country in her car,
visiting the sites and meeting the people who eaesforming empty Wal-Mart buildings, K-
Mart buildings and Target buildings and more in&eful structures for their communit}?’
Some of these uses include the Spam Museum, clayr@bartments and an indoor raceway.

Impacts
Introduction

The purpose of a fiscal impact study is to deteenire direct impacts a development has
on a municipality. This type of analysis measuhesestimated costs of services a municipality

1% Riggs, Trisha. . "Retail: Reusing Obsolete Spaitke Mew Combinations." April,
2007.http://www.uli.org/AM/Template.cfm?Section=Camt_Issue&template=/
CM/ContentDisplay.cfm&ContentlID=88416 (accessed NMag007).
136 ||;

Ibid
137 Christensen, Julia. April 19, 2007.http://www.bigleuse.com/ (accessed May 1, 2007).
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may incur due to a development and also the revdreidevelopment may generate (e.g., taxes
and user fees). A fiscal impact study may be usedid in determining the viability of a
development in addition to formulating growth addnming management strategies.

The fiscal impact study presented within examinad aompares the direct impact
Severance Town Center (“Severance”) has had orCityeof Cleveland Heights and Euclid
Square Mall (“Euclid Mall") has had on the City &uclid and their corresponding school
districts. The specific time period is from theayedd999 to 2004. The time frame covers the
following year after the redevelopment of Severancg998 and the proceeding years afterward
to allow for an appropriate time lapse for measuein Severance is designated as the base
development due to the reinvestment into the cesmdeopposed to little to no investment in
Euclid Mall. The approach is an attempt to illagtrand test the “morph, grow, or die” mantra
mentioned earlier in this report.

Methodology
This study uses a hybrid-multiplier per capita aagh to measure for the impacts of

each development in each of the municipalities thed respective school districts. Under this
approach, demographic and budget data are usestimaaée municipal costs and revenues on a
per capita basis. Specifically, the per capitgplisportioned into values residentially and
commercially induced. For the purposes here, thdysonly measures for values that are
commercially induced since the residential compomérihe developments was omitted. Two
steps are used to calculate for the multiplier (@mpgpx A). The first step involved calculating
the proportion of commercial uses to the total €o$tthe municipality. This is accomplished by
averaging the percentage of commercial designaezke|s and the total value of the commercial
parcels for each municipality. The proportion ofranercial parcels is determined by dividing
the total commercial parcels located in each mpality by the total number of parcels. The
proportion of the value of commercial parcels isedained by dividing the total value of the
commercial parcels by the total value of all thecpls*® Next, the proportion for commercial
uses is then multiplied to the actual costs anénaes of each municipality in a given yé&ato
estimate the total value allocated to commerciakusTo calculate for the multiplier, the total
value allocated to commercial uses is divided kg tthital number of employees in each given
year. The total costs and revenues associated @@t development are determined by
multiplying the multipliers and estimated numbereohployees generated. However, property
tax is not calculated on a per capita basis. Thpl@yees generated are an estimated figure
assuming one employee generated per 212.4 squeref fetail**°

The major considerations of revenue sources arpepnp tax, municipal income tax,
charges for services, licenses and permits, finesfarfeitures, and intergovernmental revenue.
Costs that are taken into consideration are puidiks, general government expenditure, public
works, recreation, sanitation, and transportatitirdoes not take into account any infrastructure
or capital improvements. Cleveland Heights citijcddls stated that there were no abatements

138 NEO CANDO system, Center on Urban Poverty and Canity Development, MSASS, Case Western Reserve
University (http://neocando.case.edu).

139 Data compiled from the Comprehensive Annual FireriReport of each municipality, Source State ofdOh
Auditor, www.auditor.state.oh.us

140 coStar Report
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or tax incentives given offered in the redeveloptwnSeverance. The only capital cost to the
city was towards road improvement of Severance |€ircUnfortunately the exact amount
contributed by the city and the specific detailstié deal could not be obtained. It was
determined that the City of Cleveland Heights dboted $2 million toward infrastructure
redevelopment through the use of the Departmehtooising and Urban Development’s Section
108 Program. This development finance techniquewallcommunities to “use their CDBG
allocation as a guarantee to backup federal fimgnfor community and economic development
projects, including commercial and industrial restate projects**!Cash flow from Severance
is then used to repay debt service on outstandld® Hotes. If the project were unable to make
debt service payments on the outstanding notes, MiJOId draw upon the City of Cleveland
Heights’ annual CDBG allocation. There were no mines offered by the City of Euclid
towards Euclid Mall during this period.

There are several assumptions made for the stlggginning in 2000, Severance is
assumed to be at full capacity (i.e., retail spadly occupied), less a ten percent vacancy
applied. Capacity of Euclid Mall is based on a bamation of actual occupied retail sp&te
(2001 and 2004) and an estimate for the unspecyizals. For the unspecified years prior to
2001, ten percent of occupied retail space wasdchtddeed on 2001. For the years 2002 and
2003, a ten percent vacancy was added. In calocglé&dr the fiscal impact on the respective
school districts, we assumed that zero students wenerated, as there is no residential
component included in the study. Therefore, thet ob development to the school district is
zero (See Appendix B).

Figure 3.t C .
Limitations of Study
Market Value of Two Sites, g Trt]et n;od.elt of this St;‘?"
1999-2004 oes not take into account the
$25,000,000 costs at the margins because it is

using a straight-line average

$20,000,000 .
H costing approach. There are
$15,000,000

circumstances within where the
study either over- or

$10.000,000 underestimates the results. The
$5,000,000 specific  circumstances are
noted.
$_

1999 2000 2001 2002 2003 2004 Trend Analysis

‘—Severance— Euclid Mall‘ The determination to
invest and therefore “morph”
Severance into the type of retail development therket demanded, as opposed to the
disinvestment that occurred on the Euclid Mall,sitsulted in at least three broad impacts on
the corresponding taxing districts. The effect mfestment into the site had a demonstrable
effect on: Market Value, Property Tax Collectioaad Municipal Income Tax Collections. The
site’s market value and property tax effects ar@asueed against both the corresponding City

141 Seidman, Economic Development Finance, p. 326
142 Eyclid Square Mall Occupancy Report (2/01/2001)
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and the School District, whereas income tax catecimpact was only measured for the cities
of Euclid and Cleveland Heights, where an incomeaddevied.

Market Value
During the time period 1999 through 2004, there drasnatic dissimilarity in the market

value of the two sites. Figure 3.6 demonstratesctiange in each site’s market value. Prior to

Figure 3.t ing of Severance, Euclid Square Mall ezjon market value nearly $10 million
greater. However, the effect of investment is memali in 2004, where the market value of
Severance increases. Throughout the five year ghettie value of Severance increased by just
over $9 million or 39.3%" whereas the value of Euclid (through a requeshbysite’s owner)
decreased by over $15.8 million or 218*%The performance at each site was paralleled by a
decline in the taxing district’s property tax cali®n capacity.

Property Tax Collections

In order to determine the direct effect investmead on the City of Cleveland Heights,
the Cleveland Heights/University Heights City Schbastrict, the City of Euclid, and the Euclid
City School District, actual collections were exaed for the study period. After determining
actual collection figures from the Cuyahoga Couhtgitor, it was necessary to determine the
millage rates and distribution associated with etoting district. This information was made
available by the Cuyahoga County Treasurer. Tab® b®low illustrates total collections,
distribution of mills, and distribution of taxes.

Table 3.
1999 2000 2001 2002 2003 2004

Severance Town Center
Total Tax Collections $ 489,99p% 640,671 $ 611,494 $ 633,691 $ 644,754 $ 854,54
City Millage Distribution 14.80% 14.00%0 13.81% 13.6p% 3BA 12.38%
School Millage Distribution 67.76%0 68.01% 68.3p% 67.91% 66.28Y 67.90%
City Property Tax Collections $ 72,518% 89,681 $ 84,414 $ 86,524 $ 87,633 % 105,80
School Property Tax Collections | $ 332,0h% 436,080 $ 417,640 $ 430,343 $ 427,351 $ 580,267
Euclid Square Mall
Total Tax Collections $ 537,58b% 289,333 $ 288,750 $ 188,664 $ 233,744 $ 189,851
City Millage Distribution 13.33% 13.41%0 13.43% 13.1p% 9424 12.45%
School Millage Distribution 66.95%0 65.70% 65.5p% 64.92% 62.929 64.08%
City Property Tax Collections $ 71,644% 38,813 $ 38,750 $ 24,893 $ 30,2571 $ 23,641
School Property Tax Collections | $ 359,8p% 190,104 $ 189,301 $ 122,479 $ 147,063 $ 121,644

During the study period total tax collections irased at Severance by over $360,000 or
$60,000 annually or 42.7% while the total tax odilens derived from the Euclid Mall site
declined by just under $350,000 or $58,000 annuatlya total decrease of 183.2%. The
Severance site experienced a growth in tax cotlestof over 7% annually while the Euclid site
experienced a decline of 31% annually.

143 cuyahoga County Auditor
144 bid.
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Municipal Property Tax Collections, Figure 3.
1999-2004
$120,000
$100,000
$80,000
$60,000
$40,000
$20,000 -
$- \ \ ‘ ‘
1999 2000 2001 2002 2003 2004
‘— City of Cleveland Heights - Severanee— City of Euclid - Euclid Square M#I

Figures 3.7 and 3.8 plot the actual collectiondbth cities and school districts derived
from the two sites. The City of Cleveland Heightperienced an annual increase of over $5,500
or over $33,000 in total (or 31.46%) in tax coliens from the Severance site. The City of
Euclid’s annual property tax collections from theckd Mall site decreased by over $8,000 or
over $48,000 in total (or 203.0%).

Figure 3. School district property tax
School District Property Tax Collections, collection trends were similar.
1999-2004 However, given the strong reliance
$700,000 on property taxes by school districts
$600,000 in Ohio to fund operations, capital
$500,000 projects, and debt service, any
$400,000 significant growth or decline in
$300,000 collections is more meaningful.
$200,000 Like municipal property tax
$100,000 collections, the Cleveland
$ ‘ ‘ ‘ ‘ ‘ Heights/University Heights City
1999 2000 2001 2002 2003 2004 . . .
School District realized an average
‘—CH/UH CSD - Severance— Euclid CSD - Euclid Square M%II annual gain near $42,000 or jUSt

under $250,000 during the time
period reviewed. This net gain in property tax edilons represents an increase of 45.9%. At the
same time, because of the declining value of thdidEMall site, the Euclid City School District
experienced an annual decline in property tax neeerf over $39,000 or $238,000 in total. This
loss of property tax revenue represents a declind9%.8%. Without making too many
assumptions as to the cost of providing serviceséeh entity, the performance of these two
sites undoubtedly, at some level, affected semrogision in each taxing district.

Income Tax Collections

The City of Euclid levies a total income tax of 298, of which .47% is earmarked for the
Euclid City School District. The City of Clevelamtkights levies an income tax of 2.0% and the
Cleveland Heights/University Heights City Schoobkfict does not levy an income tax. Because
the Cleveland Heights/University Heights City Schidstrict does not collect any income tax, a
comparison of school collections from the site wasconducted. Therefore the analysis focuses
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the City of Euclid's 2.38% income tax collectiondathe City of Cleveland Heights’' 2.0%
income tax collection.
Figure 3. In order to estimate the amount of
Estimated Jobs - Severance and Euclid Square income tax revenue generated from

Mall, 1999-2004 each site, several assumptions needed
to be made. First, an assumption on
the vacancy rate of each site was
assumed. As was cited previously,
beginning in 2000, Severance is
assumed to be at full capacity (i.e.,
retail space fully occupied), less a ten
percent vacancy applied. Capacity of
Euclid Mall is based on a
‘lCityofCIeveIand Heights - Severance ® City of Euclid - Euclid Square Mall‘ combination of actual Occupied retail
space (years) and an estimate for the unspeciéadsy For the unspecified years prior to 2001,
ten percent of occupied retail space was addeddb@s®001. For the years 2002 and 2003, a
ten percent vacancy was added. Second, the UntedsSCensus Bureau’s County Business
Patterns were consulted in order to determine geegayroll for workers in the two-digit
NAICS 44, Retail Trade classification. An averagg/mpll for retail workers in the Cleveland-
Lorain-Elyria MSA was used for workers at both sitéhe average payroll was calculated for
1999 at $18,725 and was adjusted annually baseidopeases in the Consumer Price Index
(CPI). Third, employees generated are an estinfggate assuming one employee generated per
212.4 square feet of retaf® Finally, although a major limitation of the treadalysis, it was
assumed that each City captured 100% of the inctaxerevenue generated at the site. In
general, cities in Northeast Ohio have some inctaresharing agreements in place; therefore
because not all of the employees at Severance didEMall live in Cleveland Heights or
Euclid, the City will not realize 100% collectiondowever, for the purposes of this analysis, it
is assumed that both cities capture Figyre 3.1
collections. Without question, this
assumption artificially inflates the
actual income tax collection data in the
report. Appendix C summarizes all $1,000,000
income tax collection data. $800,000
$600,000 -

Figure 3.9 llustrates the  $400,000
estimated number of jobs at each site $200,000+
from 1999 through 2004. Again, these %
estimations are based on Costar’s
estimated jobs per square foot. ‘lCity of Cleveland Heights - Severan@ City of Eucld - Euclid Square M%II
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Figure 3.10 demonstrates the corresponding incamedllections derived from each site
and paid to the cities of Cleveland Heights andliHués with all other trends in this review,
income tax collection from Severance consistentigperformed collections from Euclid Square
Mall.

145 CoStar Report
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During the period reviewed, the City of Clevelandights realized an estimated annual
increase in income tax collections of $43,600 total of $261,000 (29.2%). At the same time,
the City of Euclid lost an estimated $27,000 aniyuial income tax revenue. The total loss of
income tax revenue to the City of Euclid is estielbat over $160,000.

Again, this analysis likely overstated the incorae tollection from each site. However,
the same assumptions were made for both Severawc&uclid. Therefore, even when taking
into account a slight dip in actual income tax rewes, Severance consistently outperformed
Euclid Square Mall. Finally, it is worth noting ththis difference could potentially be even
greater if the City of Cleveland Heights levied ante taxes at the same rate as the City of
Euclid.

General Trend Conclusions

Although predictable, the trend analysis demonss$rabhe quantifiable net gain or loss
each city realized during the period reviewed. \®lithquestion, the decision to “morph” at the
Severance site had positive implications for thgy ©f Cleveland Heights and the Cleveland
Heights/University Heights School District revenseurces. Whereas the dire situation that
Euclid Square Mall finds itself in has led to dactg revenues for both the City of Euclid and
Euclid City School District.

Fiscal Impact Analysis

The study shows a distinct difference in the bésefierived from each of the two
developments in Cleveland Heights and Euclid. Twothere is an increase in positive fiscal
impact for both developments on their municipaditteom 1999 to 2004, Cleveland Heights
derived a much higher benefit from Severance (T&8blg. In 1999, Severance had revenue to
cost ratio of 5.60 while Euclid Mall had a ratio ohly 3.93. This means that Severance
produced $5.60 for every dollar of cost associdtedt. By the year 2004, Severance had a
revenue to cost ratio of 6.19. The revenue to casb for Euclid Mall was 4.18 in the same
year. The significance here is the drastic difieeein total revenue Severance generated for
Cleveland Heights as opposed to the amount geebgt&uclid Mall for the City of Euclid.

) Table 3.«

Fiscal Impact

1999 2000 2001 2002 2003 2004
Cleveland Heights
Total Cost $ 208,647 $ 289,237 $ 302,632 $ 307,733 $ 296,843 $ 292,86
Total Revenue $1,168,563 $ 1,516,872 $ 1,510,589 $ 1,549,208 $ 1,575,143 $ 1,812,607
Net Fiscal Impact $ 959916 $ 1227634 $ 1,207,957 $  1,241475 $  1,278300 $ 1,519,747
Revenue to Cost Ratio 5.60 5.24 4.99 5.03 5.31 6.19
Euclid
Total Cost $ 318,860 $ 250,579 $ 234,092 $ 165,628 $ 101,830 % 160,15
Total Revenue $ 1,251,677 $ 947,689 $ 906,077 $ 739,185 $ 729,935 % 668,95
Net Fiscal Impact $ 932817 $ 697,110 $ 671,985 $ 573557 $ 628,104 $ 508,804
Revenue to Cost Ratio 3.93 3.78 3.87 4.46 7.17 4.8
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. Figure 3.1.
Revenue to Cost Ratio
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The figures here are reflective of the recent st the two retail sites. The scenarios
are an example of the “grow, morph, or die” mantiral1999, the net fiscal impacts were similar
for both municipalities. However as Figure 3.1istrates, their paths diverge from that point.
Reinvestment into Severance resulted in increasedenenue for Cleveland Heights. In 1999,
Cleveland Heights derived from Severance a nef69®16 of which increased to $1.52 million
by 2004. This represents an average annual irerefs$111,966 (11.7%). The cost of
Severance to Cleveland Heights remained relatigtfple through this period of revenue
growth. Overall, Cleveland Heights saw a 58.3%dgase in total net revenue generated for the
municipality by Severance. From the net gain, aclision can be drawn that the municipality
was correct in supporting the redevelopment of &ae from an indoor mall into a power
center.

While Cleveland Heights experienced an increasengh revenue, the reverse trend
occurred for the City of Euclid. Though total ssteclined by 50% from 1999 to 2004, the
revenue Euclid Mall generated declined in simikshion. In 1999, Euclid derived from Euclid
Mall a net revenue of $932,817. However the figieelined to $508,804 by 2004 representing
an average annual decrease of $84,803 (9.1%). alDvie municipality saw a 45.5% decrease
in net revenue derived from Euclid Mall. This deelin net revenue is indicative of the general
state of Euclid Mall and its recent history of ieasing vacancy and obsolescence due to the
newer and more desirable competition that surroitndsside from Outlets USA opening in late
2004, the mall has seen a steady decline in teaaktsncrease in vacancy.
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Figure 3.1 Municipal Fiscal Impact
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School District

The fiscal impact on each of the school districkwansistent with their municipality.
The Cleveland Heights/University Heights Schoolties (“Cleveland Heights School District”)
saw a steady increase in revenue from propertgeéaxed from Severance.

School Revenue from Property Ta

Figure 3.1
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In 1999, it received approximately $332,042 in mmp tax revenue derived from
Severance. This amount increased to $580,2670d 2fpresenting a gain of $248,225 and an
average annual increase of $49,645 (15%). As oweedi earlier, there were no costs to consider
as zero students were generated from the develdpni®ee Appendix). The Euclid School
District was consistent with the City of Euclid oak as it saw a steady decline in property tax
revenue derived from Euclid Mall. Revenue deriftenn property tax declined from $359,898
in 1999 to $121,648 in 2004. The total decreaseeurenue from property tax amounts to
$238,250 with an average annual decline of $47(63%).

Fiscal Impact Conclusion

The results of the fiscal impact study illustrateatvcan result when there is reinvestment
as opposed to no investment. As with the trendyaisaconclusion, the redevelopment of
Severance from an indoor mall to a value-orientesvgy was a beneficial and successful
endeavor for Cleveland Heights. The city reapedbnefits Severance offered as the revenues
generated steadily increased and exceeded theoctis city by almost six to one in 2004. In
contrast, the disinvestment or lack of investmanthe Euclid Mall led to a decline in revenues
the City of Euclid received over the five-year peki Though the overall fiscal impact remained
stable, when compared to Severance and Clevelaigthtdethere is cause for concern and belief
that there may be a better alternative than thastpo.

Policy Recommendations

After thoughtfully examining each site and city’sstory and characteristics, how retail
development relates to sustainable municipal tdicygoand quantitatively demonstrating that
the decision to invest, and therefore “morph”, &iftesite pays dividends to the affected
community, several policy recommendations were ligesl. Each is aimed at creating an
environment where retail development is encouragkde at the same time sustaining a
constant or growing municipal revenue source. Timgdtion of these recommendations is that
rather than addressing any shift that may occuetail market demand, they are site specific.
Instead, each encourages both public and privdigiadé to enter into the retail development
framework with more foresight given to maintainegelevant retail site.

1. Encourage re-development of abandoned retail sitasader smart growth principles:
* Take advantage of existing infrastructure
* Re-use existing resources
» Conserve land resources via re-development
* Promote high-density, mixed-use, transit-orientedetopment

2. Encourage cities to develop master plans for devglment that coincide with their
fundamental fiscal structures.
 Example: Columbus, Ohio's reliance on income taxlections places
job creation at the top of its land developmenalgowhile Oklahoma City's
heavy dependence on sales tax has led to developofiesignificant retail
projects. (idea from "City Fiscal Structures andhd.aDevelopment”, Michael
Pagano, April 2003).
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3. Work towards multi-industry creation of a paradigm shift in the physical structure
and layout of retail develop to:

Conserve land

Eliminate blight

Protect environmental resources

Encourage pedestrian-friendly communities
Promote adaptive re-use, ease of redevelopment

4. Develop innovative economic incentives, through imstor tax credits, for
redevelopment of obsolete structures

Already in place are investment incentives suctiNass Markets Tax Credits
(NMTC) and Historic Tax Credits (HTC). Both progranutilize federal tax
credits in order to attract equity investment itheid low-income communities or
historic structures.

Further, there is often an initial capital markapghat prevents the rehabilitation
or demolition of an existing retail site, discouragpotential investors.

Given the combination of the growing number of almared, obsolete retail
structures that exist throughout the urban, subbyrbad rural landscape and the
gap in financing that often exists — it may be titoeconsider retail-specific
redevelopment investor tax credits.

5. Encourage additional use of TIF districts to stimuate re-investment in existing
infrastructure

TIF (Tax Increment Financing) was developed in otdesncourage reinvestment
in blighted or distressed areas. Current TIF legish in Ohio permits borrowing
debt on future growth in property tax revenue.

Designating obsolete or abandoned retail structuegber by project or by
district, as a TIF district will encourage develope/estment in site.

Explore option of expanding TIF revenues to inclaghg increase in sales tax
derived from site.

TIF revenues can either be used to provide up-fdedt financing to restructure
site (when appropriate) and provide additional imive for redevelopment.
Consideration should be given to designating neveld@ments as TIF districts.
A portion of the new tax revenue generated wouldséieaside for future use,
maintaining site relevance. By utilizing a pay-asngo approach to any new
development TIF revenues, increased tax revenuaddwoe earmarked for
continued site improvements such as: lighting, reitland acquisition and
structure rehabilitation, or new construction.

6. Encourage regional tax revenue sharing for new del@ment property and income

tax

Make it easier within the home rule framework foonumunities to plan
cooperatively and share tax bases, revenues, aiditdens

7. Development of a regional retail site landbank
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A landbank may be used as a municipal finance toohddress two factors
important for developers—time and money

A landbank addresses the issue of time by providamgl for development
projects when needed. Making land available pre/@e incentive for attracting
developments. Furthermore, it reduces the oppdytaost to developers as it can
streamline the process of assembling land for dewveént

A municipality can offer land from the landbank developers at a nominal or
discounted price, it is an incentive by reducingjuasition costs, therefore
improving the development’s pro forma projections

A landbank may be made more effective if it works donjunction with a
comprehensive or citywide strategic plan. In additit may be used as leverage
in structuring a deal whereby the developer agteagve the municipality first
rights in purchasing the property if certain predetined benchmarks are not met,
in exchange for property from the landbank.
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Introduction

“No matter where you live, you live in a watershied.
U.S. Environmental Protection Agency, Adopt Yourtéftahed*®

Land use planning and development in urban areadtes quite detached from any
conscious concern about environmental sustainahmlitecosystem health. Planners, builders,
and developers adding to the built environmentofellrules and regulations that have been
mandated and have the force of law behind thempiayt not give any further thought to the
effects such development may have on the surrogneinvironment. Similarly, people living
and working in urban areas take the goods andce=nthey need from the natural realm in the
form of food, water, clean air, and materials, thdy may not be fully aware of the dynamic
ecosystems in which these goods were formed. Irrgénthe disconnect that has developed
between urban cultures and the ecosystems theyaatref has created patterns of planning and
development that undermine the very systems tisiasuthe diversity of life on earth.

The following discussion aims to illuminate manytbé services ecosystems provide,
particularly the services watersheds provide, dredimpact retail development has on these
services. The first section includes a discussibthe quantification of ecosystem services so
that government entities can analyze these seruicesms of costs and benefits, as well as an
analysis of ways in which planning for the susthiliy of watershed ecosystems and related
services can be accomplished. The second secatamidps an overview of Northeast Ohio’s
regional watershed and retail trends. To undedstdwe impact of retail developments on
watersheds, this section provides relevant dedingtj reviews nonpoint pollution, and offers the
practice of sustainable development as a methaditojating the impact of retail development
on watersheds. The third section reviews soméehtajor environmental laws addressing the
need to improve the condition of our waters. Tastion also examines the power of the law to
mitigate watershed degradation in a sustainablensrawhile. The fourth section examines the
greatest challenge to environmental sustainabilitythe Northeast Ohio region, its own
economy. The fifth section provides an overviewstwirmwater best practices from across the
country. Case studies of both old, recent, anggsed retail development in Northeast Ohio are
presented in the sixth section. Conclusions aeudised in the final section.

Sustainability

Ecosystem Services

In order to engage in land use planning and dewedop that takes environmental
sustainability and ecosystem health into accotm,important to understand what an ecosystem
is. Ecosystems are all of the biotic and abiotimmponents and processes that comprise and
govern the behavior of some defined subset of ibspberé*’. These elements include, but are
not limited to, plants, animals, microorganismstevasoil, and humans. Human beings are very

146 USEPA. “Adopt Your Watershed.” July 200%tp://www.epa.gov/adoptaccessed April 15, 2007).
147 Franklin Institute, The. 1994. Ecosystemmisp://www.fi.edu/tfi/units/life/habitat/habitat.iml (accessed at 23
April 2007).
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much a part of ecosystems, which provide servioesi$ as they do for all other living things in
the system. Land use planning and development whakes into account human
interdependence with ecosystems, the benefits staoag provide, and the negative externalities
created when ecosytem services are lost can cstatetures, dwellings, nodes, and urban
environments that are more appropriately sited,pgry sized, efficient, and sustainable.
Awareness of our dependence on ecosystems andsemwsgervices is especially important in
terms of retail development, which, with the adveitbig box” stores and huge, super-regional
malls and their correspondingly large swaths oféamus ground cover, have the potential for
large environmental impacts.

In order to begin thinking consciously about thenlan role in the ecosystems we are part
of, we must understand what ecosystem servicesaadewhat they provide. Ecosystem services
are the conditions and processes though which alagarvironments, and the species and abiotic
elements that create them, sustain human*fifdhese services include, but are by no means
limited to pest control, insect pollination of ceoand other plants, fisheries, the dispersal of
seeds, moderation of climate and temperature ergesoil retention and erosion and flood
control, soil formation and richness, regulationtio®é composition of the atmosphere, water
purification, decomposition of waste materials, #mel support of flora and fauna that either are
themselves aesthetically beautiful or lead to theatoon of products that are attractive,
medicinal, or used for industrial purpo§€s

Unfortunately, these ecosystem services are greathdervalued and either
misunderstood by or entirely unknown to much of harmsociety, and unlike currency or stocks,
the benefits ecosystems provide are not tradedrindl markets and do not send price signals of
changes in their supply or conditfdh Often, society at large does not become awasel@gs of
ecosystem services until it becomes painfully obsioFor example, only in the aftermath of
Hurricane Katrina did the public become aware @& timportance of coastal wetlands as a
ecosystem service that provides crucial storm ptiie”’. Loss of ecosystem services also
illuminates the ways in which the services arerimtied. Deforestation and associated erosion
shows the critical role forests play in the hydgaal cycle by mitigating floods, drought, wind,
and raif®>. Changes in forest cover also create changesapogranspiration, which affects the
regulation of the local climat?’

Cities, counties, or other planning and economigebtigpment entities that wish to
develop retail in forested areas in their jurisdics would be wise to analyze the flood and

148 Daily, Gretchen. 1997. Introduction: What are gstsm services? Pages 1-10 in G. C. DailyNadure's
services: Societal dependence on natural ecosyststasd Press, Washington, DC.

149 Mooney, Harold and Paul Ehrlich. Chapter 2 -- Bistsm Services: A Fragmentary History. Pages 1ih-18.
C. Daily, ed Nature's services: Societal dependence on natw@dystemsdsland Press, Washington, DC.
See Dalily.

Koellner, Thomas and Oswald Schmitz. 2006. Biodiitgr ecosystem function, and investment rBiaScience.
56(2): 977-985.

130 gee Daily.

'3 Farber, Stephen, Robert Costanza, Daniel ChildersErickson, Katherine Gross, Morgan Grove, @sarl
Hopkinson, James Kahn, Stephanie Pincetl, Austiry,TPaige Warren, and Matthew Wilson. 2006. Linking
ecology and economics for ecosystem managerBeafcience56 (2): 121-133.

152 5ee Daily.

13 See Farbegt.al.
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erosion controls that forests provide, and takedhservices into account when deciding how to
site and build such proposed developments. Indeedkey challenge for planners and
governments concerned with taking the costs ofystes services into account is finding ways
to quantify the link between levels of biodiversigd other aspects of the environment that in
turn produce desired ecosystem senfifesSovernments can then use these quantified service
to estimate the monetary costs of the loss of sesvin a given area in the form of increased
need for storm water management and flood contosl,example. In terms of the benefits
forested areas provide, hydrological services,uiticlg the movement of water through forests,
have been modeled, allowing the implications oklo$ forest cover to be estimated -- these
estimations could then be given an economic vaha¢ government entities could use to help
them make land use decisioms

In many municipalities, counties, and regions, dilecation of natural resources such as
land and water and associated ecosystem servipessent tradeoffs between urban uses and
fully functioning ecosystem services. This is agparin Northeast Ohio and other similar
regions where farmland is being lost to retailjdestial, and industrial uses. Governing entities
are also developing a greater understanding ofrddeoffs between increased revenue due to
retail development and loss of flood control sezsicclean water, and increased costs for storm
water management. These tradeoffs present incgdgsidifficult practical and ethical
considerations for the governing bodies that muakemthem®. Because such tradeoffs can
represent difficult choices to be made about wiretred to what extent retail and other
developments should be built, it is very importémt governing bodies to have the tools to
guantify the ecosystem services provided by theirosinding environment, and the ways in
which development causes a loss of these senkneduations of these tradeoffs are critical to
finding management options that provide the higlrasite service flows from an ecosystém

Watershed Planning

One particularly important set of ecosystem ses/iaee those provided by watersheds.
Watersheds provide many valuable services to sgadietluding benefits to urbanized areas,
where they provide clean water, flood control, asull retention®® Ironically, the more
developed urban watersheds become, the more thsiai inhabitants rely on these ecosystem
services, but, at the same time, increased deva@opoauses these services to decline. Indeed,
changes in land use, from forest to farmland, omffarmland to urban use, diminish the ability
of watersheds to provide their crucial ecologicatvices®. As watershed services are
diminished, the water purification services thegyie also decline. The loss of this ecosystem
service can be calculated by increased costs fderwiieatment in watersheds that are
urbanizing. The rising costs for clean water haeerbtaken seriously by New York City
officials, who realized that protecting the watedhhat provides drinking water to the city
would be less costly than building and operatimgpa water treatment plant:

134 See Koellner and Schmitz.

155 See Farbeet. al.

1%6 gee Daily.

157 See Farbeet. al.

138 patt, Rutherford. 2006. Urban watershed managemastainability, one stream at a tini@vironment48(4):
26-42.

159 postel, Sandra and Barton Thompson. 2005. Watkgstaéection: capturing the benefits of nature’sena
supply servicedNatural Resources Forur29(2005): 98-108.
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“Faced with estimated capital costs of $6 billiadaannual operation and
maintenance costs of at least $300 million for filteation plant, the City

opted to seek a waiver of the filtration requiremdry investing in a

comprehensive watershed protection program in treskill-Delaware

watershed, which supplies 90% of the City’s drimgkimater™®’,

Retail development in particular has the potenttalendanger many of the services
watersheds provide. Since large retail developmeetwly always include large impervious
rooftops and parking lots, these areas generaje uantities of storm water runoff that, due to
the impervious nature of the built environmentenftush from culverts into streams within the
watershed. In a more natural environment, stornemiaghaves much differently; pervious soils
and ground cover allow water to percolate slowld aaturally into the ground. In addition,
large retail developments are often sited in a wh§t make sense economically but do not take
the surrounding ecosystem or geography into acc®ettil is often placed at large intersections
or highway interchanges; if this infringes on visdteams or wetlands, the streams are often
culverted and the wetlands mitigated somewhereeglseely according to regulations. However,
such siting of major developments is unwise ecowrallyi and ecologically. Wetlands and
headwater streams are hugely important in termmahtenance of clean water. Headwater
streams also help to ensure that water flows phpplrough watersheds, and help to absorb
excess water flows and control flooding downstr&am

In order to understand the services a watershedande, it is crucial to understand
how one operates. A watershed can be defined asrhebasin that collects all of the surface
water that flows though or rains on a given geolgicg area. Watersheds are defined by
geological features such as streams, hills anceyall Typically, relatively high points in the
elevation of a given area mark watershed boundaviedersheds, as far as patterns of water
drainage are concerned, are self-contained unitkerap of basins and the streams that originate
in them. These self-contained watershed units cambine to make up a larger watershed unit,
which can in turn make up a larger unit. For examtile Euclid Creek Watershed is within the
larger Chagrin River Watershed, which makes up phitake Erie’s watershed. These units
within units are, in many ways, quite analogough® way in which cities are located within
counties, and counties are located within stategy-#ine all parts of an interconnected whole.

The key factor of importance that must be undedstadout watersheds is that,
ecologically, they also function as a whole. Whemains or snows, storm water that falls on
rooftops, parking lots, lawns, forests, grasslamds)ands, and farms enters the watershed. This
storm water percolates into the soil or groundwafeihe watershed, or remains on the surface
and flows into sewers, retention basins, or ditcdresends up in the streams and wetlands of the
watershed. The relative “quality” of this storm asufface water determines the health of the
watershed ecosystem and water systems downstreammvihere water originally entered the
basirt®% For example, storm water that falls in the hugekimg lots of large stores or shopping
centers does not percolate into the ground; insiedldws on the surface, picking up pollutants

180 see Postel and Thompson.

181 Edgar, Chad. 2007. Interview by Rosemary GieskbtroEdgar of the Lake County Soil and Water
Conservation District on 18 April 2007.

152 5ee Postel and Thompson.
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such as oils, bacteria, and chemicals. This stoatemflows into drains, which lead to outfalls
into streams or wetland areas. Polluted storm wdggrades aquatic ecosystems, which nurture
other terrestrial or avian wildlife. Impervious gement can change the hydrology of soil when
areas of land are graded or packed down duringticari®n and regular use by vehicles; soils
covered by pavement also receive less natural [agi@o by rainwater. Changes to soil
hydrology effect ecosystems throughout the drairgn.

Clearly, a loss of ecosystem function in one pdrtaowatershed can decrease the
ecosystem services the watershed provides to p&aipig throughout the basin. It follows, then,
that government entities, planners, and citizeviadi in a watershed would be wise to ensure
that the entire basin is protected in order to ma@mnthe economically beneficial services the
watershed provides such as clean water and floodrato Indeed, since watersheds can be
thought of as geographical units, much like cibesounties, watersheds have been identified by
many scholars, planners, and ecologists as suifdateing units for addressing many natural
resource issues such as water quality, water supphg fish and wildlife habitdt
Unfortunately, watersheds, unlike cities and casjtido not have mayors, council members,
economic development directors, capital budget@otice power. In other words, they have no
real political authority or rule of law. Howevelinse the roads, housing, retail developments,
and storm sewers built under city and county authavithin watersheds have an enormous
effect on their ecosystem services watersheds govi is important to postulate what paths
development might take if decisions were made withie consideration of watersheds. It is also
important to analyze the ways in which such deoisi@king might be made more feasible.

In order to understand development patterns andl Use changes, and ascertain how these
patterns may be made to better account for thethe&lwatersheds, the following questions
must be answered:

1. How do economic and social factors influence lasd-practices and development

patterns?

2. What are the impacts of development patterns (& ¢hse, retail development) on the

environmental quality of watersheds and the ecesystervices they provide?

3. How can environmental quality and ecosystems sesviie managed to foster ecological

sustainability®*?

In general, in terms of retail development in Negbt Ohio, the economic and social
factors that influence land-use practices and agwveént patterns rarely take watershed health
into account. Instead, individual cities encouragjail development on parcels of land where it
is cost-effective to build stores, shopping centansl malls. Cost-effectiveness could have to do
with location, market area, previous uses of tmelJand is most likely a combination of many
factors. The impacts retail developments have erettosystem services watersheds provide are
discussed above and are becoming increasingly milely understood. The third question—
how to manage wetland ecosystems—is the most wliffto answer. Because watersheds are

183 Bentrup, Gary. 2001. Evaluation of a collaborativedel: a case study analysis of watershed plarinittge
intermountain wesEnvironmental Managemert7(5): 739-748.

184 Lant, Christopher, Timothy Loftus, Steven KraftgeDavid Bennett. 2001. Land-use dynamics in alSout
lllinois (USA) watershedEnvironmental Managemert8(3): 325-340.
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delineated by natural, not political boundariesnagement of their resources and services is a
complex issue.

The market areas of large retail developments dechuot just individual municipalities
but the region at large and cross over many jurisxis. In a similar way, watersheds include
many different governmental entities and do nokofel political boundaries. The stakeholders
that are interested in dictating the developmerd/@npreservation of certain aspects of a
watershed include, but are certainly not limiteditees, townships, counties, sewer districts, soil
and water conservation districts, the EPA, nonipredtershed partnerships, developers, citizens
and homeowners in the region. These diverse setgafps can add meaningful insight to
various aspects of watershed planning, but alsgotioate the process. Organizers of watershed
planning groups often find difficulties when conting and managing the collaborative process
of working with stakeholdet®® most if not all of which have their own politicagjendas and are
reluctant to give up any customary power they malg.h

In general, the multi-jurisdictional nature of wafeeds necessitates collaboration
between the many stakeholders in order for impleéatem of goals aimed at preserving the
ecosystem services of watersheds to occur. Evargthwatershed boundaries are distinct from
political boundaries, effective watershed planntag and does occur. The factors that allow for
successful watershed planning can be summed wplas$:

Successful implementation of watershed managemeais glepends heavily on

local social and political conditions. Factors suak effective leadership,

participation of those most affected by water ctads, clear definition of the

scope of issues to be discussed, the availabilitjteohnical and financial

resources, and fair processes for decision makomgribute to conservation of

watershed environments and ecosystem seffces

These conditions, combined with other necessitiesluding adequate funding of
watershed conservation projects and educationaafl latizens on the impacts poor watershed
health can have on water quality and flood contrah) help to ensure watershed planning goals
are implemented.

Impacts

Northeast Ohio Regional Watershed and Retail Trends
Watershed and Riparian Zone Defined

The U.S. Environmental Protection Agency (USEPA)jres “watersheds” as the “land
area that drains to a common waterway, such aganst lake, estuary wetland, or ultimately the
ocean.*®” The streams, lakes, rivers, or wetlands areaahected in such a way as to form a
watershed, and smaller watersheds or subwatersined®nnected to larger oné&sgure 4.1).

185 Ryan, Clare and Jaqueline Klug. 2005. Collaboeatiatershed planning in Washington State: impleingrihe
Watershed Planning Aclournal of Environmental Planning and Managemdi(4): 491-506.

186 O'Neill, Karen. 2005. Can watershed managemertieunivn and country3ociety and Natural Resourcés:
241-253.

187 See id. see alsdJSEPA. “Handbook for Developing Watershed PlanRéstore and Protect Our Waters.” Oct.
2005.http://www.epa.gov/owow/nps/watershed _handbdaktessed April 2, 2007) [hereinafter Handbook for
Developing Watershed Plans].
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Figure 4.1 Elements of a Watershed

The Ohio Department of Natural Resources identifiegersheds at different levels.
There are 1756 watersheds at the 14-digit leve3, &3the 11-digit level, and 44 at the 8-digit
level in Ohio Eigure 4.2).2°® These divisions compare to the division of cergarsts into block
groups. In the region, there are 6 watershedseaB4digit level Figure 4.3: most of the Black
& Rocky River, Cuyahoga River, and Chagrin Rivetevsheds are included with portions of the
Tuscarawas River, Grand River, and Mahoning Rivatevsheds. Most of the region is also part
of the larger Lake Erie BasinFigure 4.4 shows the watersheds within the region’s county
boundaries.

%8 ODNR. “Geographic Information Management Systelnttf://www.dnr.state.oh.us/giméiccessed April 15,
2007) (These digit levels are defined as hydrolomits.).
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Region’s Watersheds (8-digit level)
Source: Ohio EPA
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Figure 4.4 Region’s Watersheds and Streams

A riparian zone is the land along the banks ofraver streams that separate the water
from the surrounding landscape. In other worgsrian zones are corridors. They may include
wetlands and floodplains. Riparian zones are eddled riparian setbacks.

Nonpoint Source Pollution and the Degradation otét&heds

For quite some time, the USEPA has determined ttiathealth and the integrity of
watersheds have been impaired primarily by so-g&tenpoint source” pollution® Nonpoint
source (NPS) pollution, unlike “point source” pdian, which comes from industrial and sewage
treatment plants, comes from diffuse sourdés.The USEPA further provides that “NPS
pollution is caused by rainfall or snowmelt movioger and through the ground’® These
waterfall or snowmelt runoffs are known as stormexatinoffs.

Stormwater runoff occurs when precipitation or sn®it flowsover the ground instead
of soakinginto the ground. If the water soaked into the grouhe ,soil would naturally filter the

189 USEPA. “What is Nonpoint Source (NPS) Pollutiof®v. 2006 http://www.epa.gov/owow/nps/ga.html
(accessed April 5, 2007) [hereinafter NP&Je alsdHandbook for Developing Watershed Plasawgranote 2
(defining “nonpoint sourckas “Diffuse pollution source; a source withowiagle point of origin or not introduced
into a receiving stream from a specific outlet.heTHandbook also definesripaired waterbodyas a “waterbody
that does meet the criteria that support its deseghuse.”).

O NPS,supranote 4.

171 |d
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debris, chemicals, and pollutants stormwater catffe Instead, where development occurs,
stormwater flows over the ground because the seidacvhich the water falls or melts is mostly
impervious. Impervious surfaces include drivewagsds, streets, parking lots, rooftops, and
sidewalks. As the water rolls over the impervisugace, it picks up debris, chemicals, dirt, and
other pollutants and flows into a storm sewer systg directly into a lake, river, stream, or
wetland, affecting water quality, groundwater regea and the physical, chemical, and
biological health of the lake, river, stream, orthaed in which it flows.

The impact of stormwater runoff and the degradatibwatersheds occur at two levels:
(1) the “biotic” level; and (2) the “abiotic” levgTable 4.1).>"® At the “biotic” level, the focus is
on the richness, diversity, and composition of #éigude. Water pollution, caused by motor oll,
grease, salt, or debris washed into watersheds wh@ms or when snow melts, is likely to
poison aquatic life. At the “abiotic” level, thedus is on water volume, sedimentation,
“channelization and streambank erosion,” habitaatew temperature, dissolved oxygen, or
nutrients:’* For instance, stormwater runoff may erode tharigm zone and cause unusual
flooding because the water runs at higher speedmmervious surfaces than it would on
pervious surface¥?>

Table 4.1. Nonpoint Source Impairments to Sele@tadersheds in the Region

Nonpoint Source Impairments to Region's Watershed

Mileage Percentage Impaired by Land Use
Watershed Assessed Urban Aari Channelization] Other

griculture
Runoff and Dams Sources

Black River 215.48 14 87 13 0
Rocky River 146.1 37 5 6 1
Chagrin River 94.9 89 0 5 26
Lower Grand River | 66.65 21 21 0 26
Cuyahoga River 187 51 20 13 9
Euclid Creek 18.52 100 0 51 0

Source: Ohio EPA 1996 Ohio Water Resource InvenfoOACA, Clean Water 2000
Not all factors impairing the rivers listed areecit

The Importance of Imperviousness: Understanding lthpact of Retail Development on
Watershed<®

The construction of strip centers, malls, big-béoares, and now
lifestyle centers has devoured roughly nine thodsaares of land
around Cleveland since the 1960s, even as therrsgiopulation

2 This is not to say that the agricultural use ofiligers, for instance, is harmless simply becahsesoil filters the
chemicals.
173 Elizabeth Brabec, Stacey Schulte, and Paul L. &ih “Impervious Surfaces and Water Quality: A idenof
Current Literature and its Implications for WategdhPlanning.'Journal of Planning Literaturd6(4) (2002): 505.
174 ||

Ibid.
175 Center for Watershed Protectid@etter Site Design.: A Handbook for Changing Depelent Rules in Your
Community(Ellicott City, MD 1998): 1.
" Thomas R. Schueler and Heather K. Holland, €Hs.Practice of Watershed Protecti¢ilicott City, MD:
Center for Watershed Protection, 2000): 7-18.
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declined slightly. Wetlands have been filled [arfidiests have
been cut down..}”’

The concept oimperviousness key to understanding the impact of urban dewelkent
in general, and retail development in particulam, watershed quality. Urban development
irremediably increases the level of imperviousrés.

Besides highways, commercial use is the use with Highest percentage of
imperviousnes$’® Retail development produces more stormwater fithah any other type of
land use€® New retail centers generate twenty percent mameff than industrial use and three
times as much as residential dSe.

And the fact that corporate retailers, big box esoand chain retailers, usually consume
undeveloped land instead of redeveloping existimgnroercial land for example, only
exacerbates the problem caused by runoff. Thisues in the region where most new retail
centers have consumed undeveloped land: Avon Comnmoivon (83 acres of farmland),
Crocker Park in Westlake (75 acres of farmlandaadds), or Legacy Village in Lyndhurst (67
acres of forest land) are three examples of this.

Additionally, retail space is growing faster thaspplation. This means that the increase
in imperviousness is not proportionate to popufaticrease. First, retailers build bigger stores,
and second, a vacant mall or shopping center doisng to reverse the impact of impervious
surface on watersheds as long as it remains s@ndin

Finally, retail development does not have to ber reeareek or on a lake to have an
impact on watersheds and riparian zones. Alllretiters, not only those requiring drainage of
a wetland, have an impact on watersheds. Thatdadmigamostly indirect. Because retail
development produces imperviousness, it causesffruaod runoff in turn causes the
degradation of watersheds, including Lake Erie,amaivers, tributaries, streams, riverbanks,
streambanks, wetlands connected to streams, idolaé&tlands, or groundwater. No water
escapes pollution runoff from an impervious surface

The peak rate of runoff measures the short-ternaatgoof a change in land use while the
average annual runoff measures the long-term irspatthat chang&? If a meadow, for
example, becomes a parking lot, the peak rateradffwill increase dramatically. In this case,

17 stacy Mitchell Big-Box SwindléBoston, MA: Beacon Press, 2006): 105-06.

178 Brabec, Schulte, & Richardsypranote 8: 499.

7% bid. at 504.

180 seeMitchell, supranote 12: 116see alsaThe New Rules Project. “Retail Sprawl Impairingtiia’s
Waterways.” Sep. 1, 2008Bttp://www.newrules.org/retail/news_archive.plagcessed April 11, 2007); Brabec,
Schulte, & Richardssupranote 8: 504.

81 The New Rules Projecsppranote 15.

182 cuyahoga County Planning Commission. “Northeaso ®egional Retail Analysis.” 2000.
http://planning.co.cuyahoga.oh.us/retéd¢cessed January 22, 2007); Purdue Research&mmdimpacts of
Land Use Change on Water Resources.” 2@ap://www.ecn.purdue.edu/runoff/Index.ht(alccessed April 3,
2007).
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the rate of runoff would be 16 times high&t. And the consequences are erosion of the riparian
zone in which the water flows, impact on the aquaggetation and animals, and flooding.
Additionally, because the water rolls off the grduthere is less groundwater recharge.

Because we all live in a watershed, the impactahswater or snowmelt runoff is on us
as well. Flooding does not limit itself to uninfigld zones, and water pollution does not limit
itself to the aquatic life of a river or wetlan&looding affects homes and water pollution affects
water quality. These have price tags we understanode so than the enormous price tag that
goes with restoring the aquatic life and the natiegetation of a watershed. In sum, the impact
of retail development ultimately creates a cost wast bear as taxpayers, households, and
insurance holders.

Sustainable Development: Mitigating the Impact efdd Development on Watersheds

Sustainable development has been characterizecheaskind of development that
combines economic growth with protection of theunat environment®® Sustainable retail
development, therefore, would successfully combia&il growth with protection of the
environment, air, land, and waters.

The first step toward sustainability is to thinkrefail development as having opportunity
costs. Building more impervious parking lots andren impervious rooftops involves
opportunity costs: the cost of flooding or the cofstvater pollution for instance. The challenge,
then, is to be able to determine the opportunist o building one more square foot of retail in
terms of water quality foregone or wetland servimesgone. If it can be shown that protecting
the region’s water resources is economically sémdibsed on opportunity cost, then the region
may better embrace the challenge of protecting ¢hgironment, and sustainable retail
development may become a viable management practithe idea of sustainable retail
development, in a region already saturated withiltetnay seem a contradiction in terms, an
oxymoron but the reality is that there is proposstdil development in the region. The solution,
therefore, is not to stop any kind of new retalelepment but to manage retail growth in a way
that best promotes sustainability, in economic genima way that best promotes efficiency.

To manage retail growth in a way that best protdotsregion’s watersheds, the second
step toward sustainability is to review the podticdecision-making process. And one
preliminary, yet necessary, step is to look at ldne and assess the efficacy of the law in
mitigating the impact of urban development in gaheand retail development in particular, on
the region’s waters.

Existing Law and Policy for Watersheds and Wetlands
Watershed Protection: A Legal Gridlock

Erosion, floodwater, and sediment damages in therglaeds of
the rivers and streams of the United States, cguess of life and
damage to property, constitute a menace to thematiwelfare;
and it is the sense of Congress that the Fedensi@ment should

183 Schueler & Hollandsupranote 11: 7.
184 Better Site Desigrsupranote 10: 1.
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cooperate with States and their political subdonsi soil or water
conservation districts, flood prevention or contdbétricts, and
other local public agencies for the purpose of enéwg such
damages, of furthering the conservation, developmeiiization,

and disposal of water, and the conservation artatton of land

and thereby of preserving, protecting, and imprguime Nation’s
land and water resources and the quality of thé@mwent'®°

There has been, at the federal and state levelnderstanding of the need to improve the
quality of land and water resources for the paistytlyears at least. In fact, most waterbodies,
lakes, wetlands, and watersheds, have been prdtegtaw, both at the federal and state levels.

The impression, however, is that of a very largemmand-and-control” regulation
system that raises questions of efficiel®y.Given the number of bureaucracies and nonprofit
organizations involved in the system, one questiecessarily arises: Has the enormous cost of
all federal environmental regulation delivered myéaincrease in environmental quali§/? If
not, where is the ill in the system and can it beed?

Nonpoint Source Pollution Regulations

The Clean Water Act requires that all fifty staéeopt “water quality standards®® The
Act takes a quantitative approach to measure veptality. Specifically, the Act requires states
to identify polluted waters by calculating the tomaaximum daily load (TMDL) of certain
pollutants, like nitrogen or phosphorous, thatrassth segment can absorb and still meet water
quality standard&® In Ohio, 20 out of 23 large rivers did not meetter quality standards in
2006 and 244 out of 331 watershédfs.By comparison, 20 out of 22 large rivers survefad
quality did not meet water quality standards in2@0d 242 out of 331 watersheds. This shows
that there has been very little change in two yasgher substantial degradation nor substantial
improvement>*

To reduce nonpoint source pollution or stormwateoff, the Clean Water Act sets out a
series of requirement8? Under the nonpoint source pollution reductiongpam, each state
must identify the waters within the state requiriegiedial actiof?® and prepare a “management

185 Watershed Protection and Flood Prevention Act)IBC. § 1001 (2006}ee alsd\ational Environmental
Policy Act of 1969, 42 U.S.C. § 4331(a) (2006).
i:i Terry L. Anderson, eBreaking the Environmental Gridlogitanford, CA: Hoover Institution Press, 1997).

Id. at 150.
18 See generallflean Water Act, 33 U.S.C. §§ 1251-1387 (2006igially known as the Water Pollution Control
Act of 1972 before becoming the Clean Water Act977);see als®B3 U.S.C. § 1313 (2006). Every other year, the
State of Ohio published a report on current watelity conditions. This report, known as 305(lpoH, is
required by the Clean Water Act.
189§ 1313(d).
1% Ohio EPA, Division of Surface Water. “Ohio 2008dgrated Water Quality Monitoring and Assessment
Report.” 2006 http://www.epa.state.oh.us/dsw/tmdl/2006IntRep&@EOhiolntegratedReport.htridccessed April
19, 2007): viii.
191 Id.
192 5ee generallg3 U.S.C. § 1329 (often referred to as Section).319
193§ 1329(a)(1)(A).
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program” on a “watershed-to-watershed ba&i$.”The management program should identify
best management practices and describe “State aadl programs for controlling pollution
added from nonpoint source§” The management program is a four-year implemientat
program. The program is also a necessary stepttonofederal funding: Once the program is
approved, the EPA awards grants to the Sfaté&or the year 2007, the available grant amount is
$194 million, down from $206 million in 2006 and@®million in 2005’

Phase | and Il Stormwater Permits Programs

In 1987, the Clean Water Act was amended to incheatenit requirements for industrial
and municipal discharges of pollutants in the “wsiaf the United States®® Subsequently, the
USEPA issued permit application requirements fotate categories of stormwater discharges
associated with industrial activity and for disajes from municipal separate storm sewer
systems (MS4) located in municipalities with a pagion of 100,000 or mor€® These permit
requirements, known as National Pollutant Dischagfjenination System (NPDES) permits,
constitute the first phase (Phase 1) of the EP#fdsnswater permits program.

In 1999, the USEPA expanded the Phase | programetpyiring NPDES permits for
smaller municipalities and small construction pctge This new phase constitutes the second
phase (Phase Il) of the EPA’s stormwater permibgam.

Wetland Preservation

In Ohio, the Ohio Revised Code defines wetlandthase areas that are either covered
with water or areas that can support the kind afetation typically adapted for life in water-
saturated soil conditiorf8® Wetlands are critical ecosystems and functiorfl@sd control
waterbodie$?*

19 See generallg 1329(b).

195 § 1329(a)(1)(C) & (D).

1% see generallg 1329(h)& specifically § 1329(h)(3) (establishing that the “Federal studride cost of each
management program implemented with Federal assistander this subsection in any fiscal year siatllexceed
60 percent of the cost incurred by the State inémenting such management program.”). In additiothe award
of grants for the purpose of reducing nonpoint seygollution, Section 319 carves out grants forpheose of
protecting groundwater qualitysee§ 1329(i)(1) & (3) (limiting the Federal sharethé cost for groundwater
quality protection activities to 50 percent with@wper limit of $150,000).

7 USEPA, “Catalog of Federal Funding Sources forét&ited Protection.” March 2003.
http://cfpub.epa.gov/fedfundaccessed April 15, 2007).

*See33 U.S.C. § 1342.

19 5ee40 Code Fed. Reg. 122.1 & 122.26p alsd5 Fed. Reg. 47990, Nov. 16, 1990. The USEPAdsfi
“MS4” as “any pipe, ditch or gully, or system opps, ditches, or gullies, that is owned or operhted
governmental entity and used for collecting andveyimg storm water.” USEPA. “Clean Watersheds deed
Survey Report to Congress.” 2001tp://www.epa.gov/owm/mtb/cwns/2000rtc/cwns2000sghry.pd{accessed
April 9, 2007).

20 Ohio Rev. Code Ann. § 6111.02 (2006).

21 USEPA. “What are Wetlands.” 2006ttp://www.epa.gov/owow/wetlands/vital/nature.hifwetlands provide
critical habitat for plants and animals and playraportant role in maintaining water quality. Waettls also act as
sponges, storing water after heavy rains or snowmel
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The Clean Water Act and the River and Harbor Act899 address the specific issue of
wetland preservatioff? In Ohio, as in all other states, any activitytttischarges dredged or fill
materials into wetlands requires two permits, aseied by the Ohio EPA under Section 401 of
the Clean Water Act for isolated wetlands, and dbeer issued by the U.S. Army Corps of
Engineers (USACE) under Section 404 of the Actvietlands connected to streafiis. These
permit requirements include most development ptsjeghen construction occurs near a
wetland.

Protection of Lake Erie and Coastal Management

Besides NPDES permits, construction activities lieaa near Lake Erie are regulated
under the so-called Lake Coastal Erosion Area Mamagt policy. The policy identifies the
boundaries of “Lake Erie coastal erosion aréds.” Once identified, any construction or
redevelopment within the boundaries of the erosi@as are subject to permits. The permits are
approved by the Ohio Department of Natural Res@ui(€@DNR) unless a municipality has
adopted an ordinance modeled after the Lake Co&staion Area Management policy. In
addition, the policy assists Lake Erie coastal camities with flooding and coastal erosion by

administering funds for the protection of Lake Erighore?®

The Lake Erie Protection Fund provides grants fer protection of Lake Erie’s water
quality. Additional funding comes from Section 30Bthe Clean Water Act and the Nature’s
Work program administered by ODNR.

This is but a glimpse of the myriads of regulati@m&l sources of funding available to
counties, municipalities, or watershed groups. ddraplexity of the law is daunting. With such
complexity, the question is whether the law effesgly mitigates watershed degradation.

The Power of the Law to Mitigate Watershed Degradabn in a Sustainable Way

Local sustainable land-use tools: riparian and ametlsetbacks

Riparian and wetland setbacks are land-use toddsladwe to local governments to
manage storm water and to protect riparian andawetlfunctions®® These setbacks are
implemented similar to front, side, and rear yaetbacks and keep development activities a
certain distance from riparian corridors and wetkff’

2 gee generall€lean Water Act, 33 U.S.C. §§ 1341-44 (208@g alscRiver & Harbor Act, 33 U.S.C. § 403
(2006).

23 35ee33 U.S.C. § 1341 for the permit required by OhRAHThis permit is called Section 401 permit or
certification);see als@ 1344 for the permit required by the U.S. Armyri@oof Engineers (This permit is called
Section 404 permit).

294 Ohio Rev. Code Ann. § 1506.06 (2006).

2058 1521.23.

2% For an overview of current setback regulationsssOhio and the natiosee Chagrin River Watershed
Partners, Inc.’Summary of Riparian and Wetland Setback Regulatio@hio and Nationwide
http://www.crwp.org/pdf files/riparian_requlatioruramary november 2006.p¢Hccessed April 19, 2007)

27 The term “buffer” has historically been used tsatée agricultural areas not used for row crogbdwes not
have a direct link to local zoning terminology aambroach. The term “buffer” tends to imply anailt prohibition
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The need for these setbacks arises from a combmafinatural processes that accelerate
in developing watersheds and wetlaftfsStream channels naturally change size, shape, and
location over time, but these erosive processesdsp@ in developing urban watersheds. In
urbanizing areas, the volume and velocity of stevater runoff increases because impervious
surfaces, such as parking lots and rooftops, ptewater from absorbing into the ground.
Riparian setbacks are a tool to protect and preseatural riparian areas to allow storm water to
slow down, collect, and filter into the ground. eWéand setbacks reduce degradation associated
with development and allow the wetland to provideplaceable services to its surrounding
community, such as flood control, erosion contgrdpund water protection, surface water
protection, and protection of essential habitatiguatic and terrestrial organisms.

Moreover, riparian and wetland setbacks are a me&m®mplying with Ohio EPA’s
NPDES Phase Il. Phase Il requires operators ofl smmicipal separate storm sewer systems
(MS4s) to develop a storm water management proghnamemploys six control measures. The
fifth measure addresses permanent post-construsiierrunoff controls for new development
and redevelopment projects that disturb one acrenare. This control measure requires the
implementation of structural and non-structural tBdanagement Practices (BMPs) within the
permit period®® Potential structural BMP controls include: wengs and extended-detention
outlet structures, grassed swales, bioretentiols,aeffiltration basins and infiltration trenches.
Since natural riparian and wetland areas filterlypahts from runoff; riparian and wetland
setbacks are an appropriate non-structural BMP ruRt@se 1l requirements; the wider the
vegetated setbacks, the greater the storage anadidih benefits.

Implementation of riparian and wetland setbackslcare a direct return in cost savings
to communities and landowners for flood, erosiorg atorm water management. Since natural
vegetation and landforms slow, store, and filterrst and floodwaters, maintenance of these
features as land is developed provides a low dtsnative to expensive remediation structures.
Increasing the distance between development andrvgaturces reduces both the amount of
property damage as well as subsequent costs ofifatiom after a problem has developed.

on a range of uses and does not imply flexibiliy fon-conforming uses to insure that land remhainklable and
economically viable. By contrast, the term “setffdtas strong historical ties to local zoning regidns and is a
more precise and identifiable term to explain tbhgopse of riparian and wetland setbacks: to allwuctures and
land uses to exist on a piece of property, buetuire that such structures and uses be kept beekain distance
from their neighboring wetland or watercourse. &dbr, Thomas R. 1995. The peculiarities of persimss.
Watershed Protection Techniqu&sl: 233-238.

208 Although state and federal wetland regulationgritsievelopment on wetlands, wetland setbacksigesand
enhanced level of wetland protection not curreaffgrded by these regulations. Castelle, A.J., @hdlly, M.
Emers, et al. Shorelands and Coastal Zone ManagdPnegram. 19920 etland Buffers: Use and Effectiveness.
Washington Department of Ecology: Olympia. Pub. 8&-10.

209 BMPs for Control Measure 5 are to be completet/§s within five years or within three years if ti&4 is
located in a designated “Rapidly Developing WatedshOhio Admin. Code tit. 3745, 833 (2006).
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The Influence of Phase | and Il Stormwater Program®evelopment

In Ohio, Ohio EPA is responsible for the impleméota of Phase | and Il stormwater
programs. The programs are much needed but do lheg any influence on patterns of
development, whether residential, retail, or indak

In 2004, four years after the implementation of $ghHl stormwater regulations, Avon
Lake was still experiencing an average of 14 seveageflows a year draining directly into Lake
Erie while Elyria experienced an average of 28 g@maverflows a year draining directly into
the Black River. On the east side of Cleveland, @ity of Euclid was experiencing the same
problem: an average of 18 sewer overflows a yddrese overflows have required the city to
spend an estimated $24 milli6H.

These sewage overflows emphasize the importanemwfonmental regulation but the
expenditures cities incur as a result of continusegvage overflows point to a deeper issue.
Going back to the Euclid example, sewage overflbasge forced the city to spend $24 million.
This is $24 million in revenue the city must setlaso address a recurring problem. And one
way to raise that kind of revenue is to encourage development. New development, however,
only exacerbates the problem of sewage overflowpiksy the city in a typical situation of un-
sustainability.

In short, by requiring new development projectsnofre than one acre to acquire permits
before construction starts, Phase | and Il storramatograms mitigate the issue of industrial and
municipal discharges, from both a point source aadpoint source pollution standpoint, but
they remain insufficient to really promote susthitity. A report establishes that “the
regulations focus far more on how development acthan on where it is located:* The fact
that a development project is required to builém&bn structures or, in the best case scenario,
infiltration areas or drainage swales, does notgethe development itself from happening on
greenfields. Less impervious surfaces per squee¢ &f development does not mean less
imperviousness. To the contrary, added square tdetdevelopment increases total
imperviousness even if it is at a lesser rate gear® feet.

In cities like Avon Lake or Avon, which are expemoéng residential, retail, and industrial
growth, the Phase Il permit requirements mitigat impact of new development but does not
prevent the future development of undeveloped landact, a report for the French Creek sub-
watershed, which is part of the larger Black Rwetershed, establishes that the “French Creek
is experiencing development pressure which is eepem continue in coming years® The
example of Avon Commons and proposed retail devedoy on the 1-90 corridor only confirms
that development pressures in Avon are substanfiathe county level, with a retail growth of

20 Thjs figure goes back to 200&eeThe Great Lakes. “A National Treasure.” 2004.
http://www.blackriverwatershed.org/upphoto/OH_F&tteet FINAL.pdflaccessed April 21, 2007).

2L James M. McElfish, Jr. & Susan Casey-Lefkowitzm8t Growth and the Clean Water Act, Northeast-Migiv
Institute.” 2001 http://www.nemw.org/SGCleanWater.p@fccessed April 21, 2007): 20.

#2g5eel orain County Community Development Departmentatik River Watershed Nonpoint Source Pollution
Control Program: French Creek Sub-Watershed.” R@06.
http://www.blackriverwatershed.org/upphoto/FC_Fipdf (accessed April 22, 2007).
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over 2.8 million square feet between 2000 and 2€% daily sewage production has increased
by more than 250,000 gallofis.

The Influence of Section 401 and 404 Permit Requérds on Development

Most of Section 401 and 404 applicants benefit femycalled general permits. General
permits are not issued on a project basis but bggoaies of activities, wetland fills for minor
road repairs or line backfills for instance. Gehgyermits are only issued for activities with
“minimal” environmental impacts on wetlands. Feermpit applications require an individual
permit. Individual permits are issued on a projeasis for project with serious environmental
impacts on wetlands.

The difference between these two types of permsigsificant. The law requires that
wetland loss be mitigated but not all successfuinpeapplicants are required to perform wetland
mitigation if the permit is a general permit. Indétcbn, when wetland mitigation is required, the
restoration work is not always succes$fdl. In other words, a new or restored wetland may
never function the way a preserved wetland woufdfact, a report by Ohio EPA suggests that
the replacement ratio in Ohio was 1 acre of fumatiacnew or restored wetland for 1.08 acre of
lost wetland in 2002 and 206%. A review by the National Research Institute shohat each
year, between 1993 and 2000, 42,000 acres of veethaane created in the United States for a
loss of 24,000 acres, yielding a net gain. Thegaét, however, does not necessarily translate in
functional gain. If, as is the case in Ohio, thisra yearly loss of 8% of functional wetland, the
estimated loss of wetland services is somewherandr@0,000 acres, with 500,000 acres of
wetland remaining in the stat® Back in 2002, a study for the State of Minnestetermined
that the cost to replace the flood control funcidrb,000 acres of drained wetland was found to
be $1.5 million annually in flood water storage t&d5 Based on the study, this is a total of
nearly $12 million a year in flood water storagstcat a rate of 40,000 acres per year.

Policy Recommendations

APA Policy
The American Planning Association (APA) has takedase look at the integral role

water plays in our environment. As a nonprofit [pulnterest and research organization for
planners across the nation the APA's objective snicourage planning that will meet the needs
of people and society more effectivelyjn 2002 the APA drafted policy guides on both Wads

23 Urban Land InstituteDevelopment Impact Assessment Handi@¢&shington, DC 1994): 263.

24 Ohio EPA. “An Inventory of Ohio Wetland Compensgt®itigation.” Nov. 2003.

?ltstp://www.epa.state.oh.us/dsw/wetlands/WetIandMilibnInventorv Nov2003.pdhccessed April 22, 2007).
Ibid.at 2.

218 Great Lakes Directory. “C.P.R. for Wetlands: CameeProtect, and Restore.” Jan. 2004.

http://www.greatlakesdirectory.org/GLAHNF wetlangacket/wetlands fact sheets/OH_fact_sheet(htroessed

April 11, 2007) (Despite their economic value ahneitimportance to the health and integrity of wsleds,

wetlands have been repeatedly dredged or filled theeyears to make room for development. In Oleigs than

500,000 acres of wetlands remain for an estimated|®n acres at the end of the eighteenth centlihys is a net

loss of 90% in a little over two centuries.).

27 Center for Watershed Protection. “Direct and ladinmpacts of Urbanization on Wetlands” Dec. 2006.

http://www.cwp.org/wetlands/articles.htfaccessed March 20, 2007): 12.
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and Water Resources Management detailing theirtippsi on how cities and communities
should consider water as it relates to land use.

APA’s Water Resources Management Policy Guide

Generally, the APA has written, “water should beated as a collective public resource
and managed in a sustainable manAt.They put forth eight policies to support theiewion
water management which can be found on the APA ieslysvw.planning.org Their goal is to
articulate a “Golden Rule” of water management #dutresses both short and long term human
needs. Their general policy guidelines are ag\t

Water should be treated as a collective public vese and managed in a sustainable manner.
» Water should not be consumed to such an extewt as t
o Interfere with its reasonable use by others;
o Impair the ability of a water resource to be natilyaeplenished,;
o Impair its ecological, recreational or navigationainctions.
» Water should not be discharged in such a mann¢o:as
o Interfere with its reasonable use by others;
o Create hazardous conditions (e.g. erosion, sediatiem, flooding and
subsidence);
o Impair its ecological, recreational or navigationainctions.
o Pollution and other manmade threats should be ma@ch
By requiring that water resources be used “susthlgd APA recognizes that there is a duty to
manage water resources in such a way as to notimipar present and future utility and value.

First the APA supports legislation and funding éstablish a state comprehensive water
resource and supply planning, based upon watersretisther natural hydrological boundaries.
What this does is help assess and project futwtrand legislates the long-term sustainability
of the water resources an area has. This polstyaticulates the need for consumers of water
to pay for the water they will use as well as projine costs and needs of communities before
making new infrastructure investments.

Their third policy supports legislation requiringedith regulations for source water
protection to “..protect the existing water quality and capacityaqgtiifers and surface water
resources.” Policy four provides for conservatibrihese resources because today, as well as in
the future, communities will want to provide prdien for drinking water supplies and
resources.

Lastly, policy eight calls for the promotion of ‘aafic biodiversity and habitat
recovery... regulatory development that emulatesrabhydrologic and ecologic regimes in an
increasingly robust fashion, including the restoratof degraded stream reaches and their
riparian areas, including associated wetlands.”

218 American Planning Association. “Policy Guide ontéfeResources Management.” Adopted by Chapter Rideg
Assembly, April 14, 2002. Chicago, Ihttp://www.planning.org/policyguides/waterresourbés (accessed April
12, 2007).
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This is just a sampling of what the APA’s Water &ases Management Policy guide
touches on. As an advocate for planning the AP&deen the need for these guidelines to help
inform communities of how to protect resourcesme®own community.

APA’s Wetlands Policy Guide

“Wetlands in their natural state perform ecologitaictions, which are vitally important
to the environment and economic health of the nadind impossible or costly to replace... They
are also sources of food, shelter, essential mgedpawning, nesting and wintering habitats for
fish and wildlife... Wetlands need to be recognizegart of a complex, interrelated hydrologic
system.*'® The reasons the APA suggests to support the glepelicy of creating no overall
net loss of the nations remaining wetland’s reselnase is 1) To add APA support to achieving
a clearly defined goal for wetland preservation; T3 indicate APA recognition of the
importance of wetlands; and 3) To promote the sici of wetlands in the overall planning,
which must recognize the hierarchy of protectiochteques: avoidance and minimization of
wetland impacts are considered before mitigatign,.akge, public sector capital projects often
result in significant adverse impacts to wetlandsno net loss policy and adherence to avoid,
minimize, compensate approach when planning sucjegis will lead to greater protection of
the Nation’s wetlands.

The Northeast Ohio Region’s Economy: A Major Chadie to Sustainability

Our region is a no-growth area. In fact, the olvgrapulation decreased by 1%dble
4.2). While most counties have experienced moderaie/tf), the most urbanized of them all,
Cuyahoga County, has seen its population declirgbyTable 4.2.

Table 4.2. Region’s Population Growth Between 2806 2006
- Population
County FEEUIETON Chgnge

_ (2000-06)
Cuyahoga 1,393,978 1,314,241] -6.1%
Geauga 90,895 95,676 5%
Lake 227,511 | 232,892| 2.3%
Lorain 284,664 | 301,993| 5.7%
Medina 151,095 | 169,353| 10.8%
Portage 152,061 | 155,012 1.9%
Summit | 542,899 | 545931| 0.6%
Total 2,843,103 2,815,098 -1%
Source: U.S. Bureau of Census, American Fad#fjn Population

Estimate Program
* Population estimates

219 American Planning Association. “Policy Guide ontlaleds.” Adopted by Chapter Delegate Assembly,ilApr
14, 2002. Chicago, IL. http://www.planning.orgfiggbuides/wetlands.htm (accessed April 12, 2007).
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As a result of population stagnation, cities haeerb fighting for more retail, more
industrial and office space: “Many cities, espdgidhose that depend heavily on sales tax
revenue, are caught up in this development congestg to great length to lure massive new
retail power centers that will pull shoppers frogighboring towns2?° In this fight over new
retail, the overall tendency is for retail to follssprawl. In other words, retail tends to sprawl
outward?®* In her book, Stacy Mitchell writes that in 2008yeater Cleveland added 2.7
million square feet of new stores and shoppingersrit and concludes that there is no end in
sight??> A few pages later, she writes that “Americansratail gluttons.?*® The truth is that
cities themselves are retail gluttons.

For example, Medina County, the fastest growinghtpin the region, added almost 1.4
million square feet of retail space between 200 2007 from 2.8 to 4.2 million square fé&t.
This is a 33.3% growth. At the same time, popatagrew by 10.8%. In other words, retalil
space is growing three times as fast as populatibhere is a disproportion between retail
growth and population growth. Another case in pduorain County added nearly 2.8 million
square feet of retail space between 2000 and 2@8@justing for almost 350,000 square feet of
added retail already vacant, the county shows erease from 9.2 to 11.7 million square feet of
retail space. This is a 21.4% retail growth. [Dgrithe same time period, population in the
county grew by 5.7%. Here again, retail spacersving more than three times as fast as
population. These findings lead to two generaleokstions: (1) The increase in retail space
represents an increase in imperviousness, and geed management practices will not
completely alleviate the increase in effective impmusness; and (2) retail growth points to
cities’ willingness, in allowing for more retailp tembrace the trend big-box retailers have set
over time, building bigger stores and building thdorther away from existing, aging
development.

This development contest would have us think thatstakes are too high for cities in the
region to really worry about the impact of new ileti@velopment on other communities and on
the environment as a whole unless it becomes thedirthe advantage of restoring watersheds
overwhelms the pressure to build more retail. Bseaeach community fights against all others
for its own survival, the best argument againseashing more development, particularly retail
development, is to show that it is economicallybiéa (1) to build less of everything or to build
in such a way as to remediate imperviousness; antb(start watershed planning at the city
level and integrate watershed planning into cignping.

The challenge is great but the time may be ripesatershed planning to make its way
into local government: Could the oversupply of @ri retail create an unprecedented
opportunity for cities to engage in watershed piag? Could a community concern for its own
survival ignite a new level of environmental plamg®? If the answer is yes, the remaining
challenge is to educate city governments in théregnd increase awareness to the economic
advantages of watershed planning. Increasing awaseto the importance of watershed

220 Mitchell, supranote 12: xv.

22 bid.

222 pid. at 104.

223 pid. at 107.

224 This figure only includes retail space over 5,860are feet.
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planning at the city level is the best means tonmte sustainable development in the future and
stronger partnerships between the cities and tistirex watershed groups throughout the region.
Many residents, watershed groups, regional and atgncies have already emphasized the need
for watershed planning but what is still needed tggh level of coastal and watershed planning
at the local levef?

The fact that there are laws and regulations reguihe state to reduce nonpoint source
pollution and restore wetlands and watersheds f®rwmately not enough for watershed
planning to become an integrated part of city pilagn Once more, unless the region commits to
increasing awareness to the economic advantagesteished planning, watershed planning
will remain on the periphery of city planning, andertaking mandated by the law but not an
undertaking fully integrated in a larger systemsas$tainable city planning, and certainly not a
moral imperative.

Flooding in the Region: The Cost of Staying Abovate/

The fact that wetlands act as flood storage pdimttheir economic value. A recent
report by the Center for Watershed Protection emsigba that replacing the natural services of
wetlands can be very expensi?&.In 1992 dollars, the economic value of one aéneetlands
was estimated at $370,000. This is $540,200 per aefcwetland in 2007 dollars. As wetland
capacity diminishes, the opportunity costs involiedetail development increase as well. Case
in point, increased flood frequency and peak disgm result in increased property damage,
increased flood insurance premiums, and increaseéticpsafety concerré’ And increased
flood frequency calls for increased stormwater a&jer capacity. Wetland loss irremediably
results in increased cost for taxpayers and holdghd/ost of all, wetland loss engages cities in
a very costly race against disasters, particulathen cities realize that the storm systems are
poorly maintained or too off® In short, the cost of retail development, esphcian
undeveloped land, involves tremendous opportundggts Replacing the natural services
provided by a wetland or a forest is no easy taskl, any engineered solution will age. This
issue, in fact, is a critical financial issue footheast Ohio Regional Sewer Distri¢l.

The first step toward sustainability, as Part llpkasized, is to realize the tremendous
environmental opportunity costs involved in retddvelopment, both at the construction and
post-construction levels. In order to measuredhgsportunity costs, further research would
measure the value of forest land services in arglae or the value of wetland services, and
even farmland services. The next stage would beotopare the value of these watershed
services to the cost associated with flood storageto mention the cost of damaged property or
increased insurance premiums to the people an@dyaxg.

Last year, several cities in the region experierfe@atl damages, including Brecksville,
Strongsville, Broadview Heights, and North Royaiton

25 \Wendy A. Kellogg et al. “The Current Coastal RaseuManagement Training Market in Ohio’s Lake Erie
Basin.” Coastal Managemer®2 (2004): 273.

2% pirect and Indirect Impacts of Urbanization on \&eds,supranote 48: 3.

227 |pid.at 4.

228 John C. Kuehner, Maggi Martin, and Michael Sctttooded Cities Seek Solutions, FinancingJain Dealer
(Jan. 1, 2007): Al.

“22NORSD. Linda Mack. In Class Presentation. MarchZ2m7.
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Mayors Jerry Hruby of Brecksville, Cathy Luks of ffloRoyalton

and Glenn Goodwin of Broadview Heights agreed tpoag as

many as 30 people to a panel to write a manageplant for

Chippewa Creek. With about $45,000 in state did,group will

study rainfall patterns, historic flooding and desitial and

commercial development in the communities (...) @bipa

Creek flows about eight miles from North Royaltdmrough

Brecksville, Broadview Heights and part of SeverlsHto the

Cuyahoga River. It drains 16 miles and drops al&flf feet,

creating potentially fast water. Last month, atste4,000 homes
and businesses were damaged after a sudden rainsioGreater
Cleveland flooding Cuyahoga River and several tdahas,

including Chippewa®

The cost of repairing damaged property may onlyhigebeginning of additional costs to
the people of Brecksville, Strongsville, Broadvié¥eights, or North Royalton. The cost to
taxpayers is indeed likely to ri$&. In fact, North Royalton just raised its income ta allow
the city to put $5 million toward stormwater managat project$>> The budget for storm and
sewer management increases each year. To suygorhdrease and pay for three workers
Strongsville added to its sewer crew, the city ‘itsitRecreation Department budgét®” In the
meantime, Strongsville continues to add retail spddie city added more than 800,000 square
feet of retail between 2000 and 2007, with 700,886itional square feet in stof&.

While part of the explanation lays in the fact thetent storms were heavy, the increase
in impervious surfaces caused by retail growtheidainly a factor that puts properties located in
floodplains at a higher and more frequent risklobdiing. Storms are a fact of nature but the
recent storms, however heavy, were “far less imehst the storms of 1969 and 1978
Blaming flooding on climate changes is one thing f®alizing that under-managed regional
sprawl and under-managed retail sprawl have comsess for watersheds is critiéal. Last
year’'s damages to homes in the Cuyahoga River sfedrand the Grand River watershed are
not solely caused by unusual flashy storms. Wihe heavy rain is a necessary event, these
storms are flashy precisely because the peak wateff is much higher on impervious surfaces
than it is on pervious surfaces.

Because streams do not respect community boundéinésrcommunity planning and
cooperation is necessary in order to have effetiveam stewardship,” and work effectively
toward sustainability>” And intercommunity planning can only become tgafimunicipalities

20y David Sartin. “Panel to Develop Management RtarFlood-Prone Chippewa Creeletain Dealer(July 20,
2006): B2.
%1 Kuehner, Martin, and Scotppranote 57.
222‘]06 Guillen. “Suburbs in Flood Regions Plan toy$taove Water.’Plain Dealer(Mar. 18, 2007): B6.
Ibid.
234 syrvey conducted in Feb. 2007 for stores overGdifuare feet.
235 James White. “Predictable Disasters: Smart Plan@iould Lessen and Prevent Flood Lo$ddin Dealer(Aug.
9, 2006): B9.
238 | pid.
%7 |bid.
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fully integrate watershed planning into city plamgpi as they do economic or community
development.

Stormwater Management Best Practices

The following case studies were chosen from adiessountry. In most cases the policy
guidelines have come down from the state levelyvigmog both technical assistance and
resources for communities to successfully implenstotmwater management systems. The
type of development examples given in each poligiglg runs the gamut. From residential to
retail, public university use to private landownethere are many successful stories of
remediation and increased awareness of watersloéechon planning. Many of the tools used
in each state are similar proving that there arayrgood ways to combat stormwater runoff
caused by new and existing developments. For anydarested in learning how to increase his
or her local watershed’s sustainability the dissemon of information is infinite.

Pennsylvania Stormwater Best Management Practices

The state of Pennsylvania has developed a “Besalynent Practices” (BMP) manual
the Pennsylvania Stormwater Best Management Practicasulsl specifically to guide cities
and townships in Pennsylvania in improving stornrewahanagement. Pennsylvania has about
350 designated watersheds that are not “providimg water quantity and water quality
performance that is essential for the protectiofPefinsylvania’s water resourcé&>Through
their BMP Manual the state supports 1) the implaiaen of federal and state water quality
programs and ordinances; 2) encourages onsite waian management practices; 3) provides
for a mix of structural and nonstructural techngjué) stormwater reuse; 5) minimizing rates
and volumes of surface water runoff; and 6) totlithe amount of surface pollutants that enter
Pennsylvania’s streams.

What is important about this guides is that it doe$ simply outline the laws and
ordinances of their state, this is a comprehensnamual giving cities, developers, private
citizens, engineers and consultants the “know htmnvaccomplish the goals that have been set
forth. As stated in the guidebook’s introductionneaw comprehensive approach must be
mounted because “new stormwater solutions musbonigtbe technically understood, but these
new solutions must also be considered necesé&t¥his guide is the handbook for any new or
infill development that takes place in the Stat@®ehnsylvania.

The manual breaks down practices for structural raad improvements in both urban
and rural settings as well as other land use. thaddilly the manual has a section on successful
innovative case studies that they hope to buildnuptMany of the innovative project which
have been undertaken have occurred in projectsutheastern and south central Pennsylvania,
to some extent reflecting the greater amount al B&velopment activity occurring in these parts
of Pennsylvania.?*° The case study survey includes examples of strieank restorations,

238 pennsylvania. Department of Environmental ProvecBureau of Watershed Management. “Pennsylvania
Stormwater Best Management Practices Manual.” Jgr2G05.
http://www.dep.state.pa.us/dep/subject/advcountSi@ter/stormwatercomm.htaccessed April 15, 2007).
239 [|ai

Ibid.
240 |bid.
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campus additions, residential developments andl ¢&elopments. By identifying key case
studies and providing the knowledge base this maaia forth an excellent reference for all.

An overarching concern for stormwater BMPs is tfieats of parking. Parking lots are
important to almost every business whether it tsilreor office. Porous pavement can be
substituted wherever parking lots are proposedomBting the use of porous materials in the
creation and re-developing of parking lots can makéuge difference in the amount of
stormwater runoff. Pennsylvania’s case studieseaemplary of how porous parking lots can
effectively discourage the concentration of stortewaunoff whereby “allowing the incident
rainfall to pass directly thorough the parking hagsowly percolating into the soil and
recharging the aquifer system?** Many of the new improvements to parking lots ir ttase
studies are touted as having had virtually zercaichpn regional water resources.

PermeableHaving pores or openings that permit liquids asges to pass through.
Pervious Accessible or permeable.
Porous Possessing of full of pores, permeable to liquids

Pervious paver block systems
Concrete paver blocks with small gaps between tligah allow stormwater to pass
through to the sub-base and infiltrate into theautyihg soils

Pervious concrete mixes

Concrete mixes that exclude fine particles (ususdlyd size and smaller) which results in
a concrete that contains many mall void spacesail@ayv stormwater to pass thought the
actual pavement section and into the sub-base.

Pervious Asphalt mixes

Asphalt mixes that exclude a percentage of thedenticles resulting in an asphalt layer
with many small void spaces that allow stormwatepass though the actual pavement
section and into the sub-base, where it theniafés into underlying Soil-.aure Ac

RIVERJACKS
OFEN INTO

POROUS ASPHALT PAVEMENT

UNIFORMLY GRADED
STONE AGGREGATE
WITH
40% VIOID SPACE
3 FOR STORMWATER STORAGE
o % AND RECHARGE

Image: Environmental Health Perspectives, www.elperorg

> bid.

115



Portland, Oregon

“Portland receives an average of 37 inches of pi@tion annually. That creates about
10 billion gallons of stormwater runoff per year?**One way to address this problem is to let
nature take its course. Onsite surface stormwatamagement mimics natural conditions by
allowing water to soak into the ground or throuidination systems. There are multiple benefits
to onsite stormwater management, some of themrapgpving urban wildlife habitat, improve
neighborhood aesthetic, reducing heating and cgalwsts, decreasing landscaping costs and

water use, adds property value.

Arguably, Portland’s first “green roof” was implented in 1990 when a developer
decided to replace a concrete court with a grapsyts court®® Since then vegetated roof
systems, ecoroofs or roofgardens have become nwmnenonplace in Portland, Oregon. The
benefits of a green roof can range from a reduastifg and cooling bill to more advanced
systems where rainwater is collected and usedaicepdf city water.

In addition to green roofs, rain barrels and cistérave been used in Portland to capture
and store rainwater for reuse within a building.neCexample is the Armory in Portland, a
performing arts center that is also a historic vation that is attempting to attain LEED
platinum status — the first of it's kind. They leaplans to incorporate a rainwater collection
system that will be anchored by a 30,000-galloteais It is projected that this project will use
45% less power than a traditional building of imtsre®** Even major retailers like Nike have
incorporated roof greening techniques. If the wadton for greening retail is purely economic
this is a win-win situation for the companies ahe énvironment.

Watergardens are another means by which Portlanthisng a difference in impacted
watersheds. “Watergarden” describes plantingsretain and filter water when there is a need
but also exist as plantings on their own. Not canly watergardens functional but they are also
aesthetically pleasing creating neighborhood anesninstead of eyesores. When used with
pervious pavers and asphalts the reduction in sosaleased into creeks and watersheds has been
significantly reduced®

The rooftop garden and watergarden landscapingeaseapplicable to retail complexes.
These innovations are “a synergetic result of laaps, biology, architecture and
engineering*® Not only do these innovative stormwater managentechniques reduce
pollutants they are ways to bring nature back tihtocommunity.

Salem, Massachusetts
In Massachusetts, the Metropolitan Area Planningr€o has put together a Low Impact
Development Toolkit*’ This toolkit outlines the importance of stormwalgtaws as a way for

242 portland Bureau of Environmental Services. “Stoater Management” Created February 26, 2000.
http://www.portlandonline.com/BES/index.cfm?c=31§82cessed April 12, 2007).
243 Culverwell, Wendy. “Developers Cultivate a Tasie Green.”Portland Business JournaMarch 17, 2006.
244 \1a;

Ibid.
245 France, Robert LHandbook of Water Sensitive Planning and DesBpra Raton: Lewis Publishers, 2002.
246 [|h;

Ibid.
247 Metropolitan Area Planning Council. “Massachusktis/ Impact Development Toolkit.”
http://www.mapc.org/LID.htm{accessed April 13, 2007).
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communities to promote Low Impact Development. té&mwater bylaw works by establishing
a Stormwater Authority whereby eliminating the patork of stormwater regulations that exist
across municipal boundaries.

The city of Salem, Massachusetts has put togethddraan Stormwater Management
Guidebook (USMG). Much like Pennsylvania BMP Man&alem’s USMG clearly defines the
roles and authority of their Planning Board and ikegring Department. In addition to this
guidebook The State of Massachusetts has a tethyuickebook that lays out design details for
communities. Some of the innovative techniques Baem has outlined include: vegetated
swales, vegetated filter strips, constructed weabio-retention areas (rain gardens), cisterns &
rain barrels, infiltration trenches and dry weitdjltration drainfields, pervious paving surfaces,
roof gardens, retention basins, detention basimslet§jround Detention, and catch basins and
drain pipes*®

Center for Watershed Protection, Maryland

There are numerous examples of local and natiamgbnofits that can help find the right
solution to integrating water and retail developmeFfhe Center for Watershed Protection is one
of those resources. A nonprofit organization fravides technical tools and written resources
helping to protect our nation’s rivers, lakes atr@éams they have multiple resources to draw
upon. Located in Ellicott City, Maryland they hapablished guidebooks on how to design
watershed friendly developments and how to teactenstaed protection whether it be for the
individual, community or the classroom.

One of the key decisions an organization will néeddetermine is what the primary
stormwater objectives for a subwatershed are. @feals will govern the selection, design and
location of stormwater management practices atviddal sites. According to the Center for
Watershed Protection the general goals for storemmatnagement practices usually include the
following:

* Maintain groundwater recharge and quality

* Reduce stormwater pollutant loads

* Protect stream channels

« Prevent increased overbank flooding

e Safely convey extreme floods

The Center for Watershed Protection has also méther a list of key questions that need to be
asked when figuring out the right mix of managentenhnique$*°
 What is the most effective mix of structural v. r&tructural stormwater management
practices that can meet my subwatershed goals?
* Which hydrologic variables do we want to managethe subwatershed (recharge,
channel protection, flood reduction, etc.)?
* What are the primary stormwater pollutants of condphosphorus, bacteria, sediment,
metals, hydrocarbons, or trash and debris)?

248 The Massachusetts Department of EnvironmentakBtion. “Stormwater Policies & Guidance.” Createdrbh
1997 .http://www.mass.gov/dep/water/laws/policies.Hmcessed April 13, 2007).

249 Center for Watershed Protectighn Introduction to Better Site Desigrrticle 45 fromWatershed Protection
TechniquegPDF) Center for Watershed Protection; 2000.
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* Which stormwater management practices should ba& asavoided in the subwatershed
because of their environmental impacts?

* What is the most economical way to provide stornewatanagement?

* Which stormwater management practices are the maslensome to maintain within
local budgets?

For more information contact:

Center for Watershed Protection

WWW.CWP.Org

8390 Main Street, Second Floor (get directions)
Ellicott City, MD 21043-4605

Phone: (410) 461-8323

Case Studies in Northeast Ohio
Old Retail Development Case Studyest Creek watershed, Parma, Ohio
Parma, Ohio and its watershed

The West Creek watershed is located in the souttralesection of Cuyahoga County.
West Creek itself goes through Parma, Seven HBlispklyn Heights, Independence, part of
Cleveland and Broadview Heights, Ohio, the cree&hbisut nine miles long. It is a tributary to
both the Cuyahoga River and Lake Erie. The WesEekwatershed encompasses about 14
square miles of lant?® As we will see in this case study, watershedsh valder retail
development tend to have better advocates for fitigation of any potentially new damaging
effects of retail and other development. Thisastly due in fact that these communities have
already seen the effects of urbanization on thatevgheds.

Parma’s retail development took off from the 198@®ugh the 1970s. At this time it
was considered innovative to have an indoor makretthere was lots of convenience parking
right outside. Today indoor malls with parking mumnding them are the norm. Being an older
community, many of the environmental impacts thateroutlined in the original Northeast Ohio
Regional Retail Analysis (NORRA) existed in ParmBroblems like airborne pollutants and
stormwater runoff were already negatively impacting West Creek watershed. Problems that
can be partially blamed on the South-central regib@uyahoga County’3" having a surplus in
excess of a million square feet of retail conveogerand shopping development. This
development has created a variety of water queslyes. The three main problems identified in
the West Creek Watershed Action Plan are nutrientlement, aquatic habitat modification, and
stream channel/riparian degradatfdh.

The retail strip center located at the northwesheo of the intersection at Broadview
Road and Snow Road is what the watershed group idegtified as our “Old” retall
development. There are a variety of business édcat this center including an Office Max, a
grocery store, Dollar Store, the Fashion Bug, amers. When this strip center was developed,
little or no effort was made to preserve the Weaste® running behind the development. Much

#0\West Creek Preservation Committee. “West Creekevghed Action Plan.” (2005): 1-254.

%1 The South-central Region of Cuyahoga County, fisetéin the Northeast Ohio Regional Retail Anadysi
includes Brooklyn, North Royalton, Parma and PaHeahts.

2\West Creek Preservation Committee. “West Creekevghed Action Plan.” (2005): 1-254.
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of West Creek was culverted to make the land e&sidevelop. Leading to the disintegration of
the watershed, “non-point source pollution throdgied septic systems, stream and riparian
modification, and suburban run-off constitute thempary degradation issue$® Today
development continues. Parma has seen a fairaser@a retail shopping over 5,000 square feet.
Approximately 40,000 new square feet of retail desiin Parma as determined by our class’
examination. However, the city of Parma hopes twenaway from retail development to light
industrial in the future. The current zoning withiine watershed is primarily single-family
residential, comprising of 69% of the total landaf*

Current watershed policy in the West Creek watetshe

The West Creek Preservation Committee (WCPC) hastHe effort to preserve and
redevelop the West Creek watershed. The West Ghéaglershed Action Plan presents a clear
vision for the watershed complete with goals antktines. It should be looked to not simply as
a retroactive guide for what to do after retail @lepment has occurred but as a tool to learn
from past mistakes that urbanization brings withWest Creek has great potential for recovery
if the appropriate strategies are implemertad.

23 bid.
254 bid.
25 |hid.
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In our regions older suburbs economic redevelopmentilways a top issue for these
communities. Local governments seek to increasie thx base to continue to be economically
viable and desirable places to live. In planniogthe future, older cities attempt to re-create
themselves as economic hubs that will attract lmssies, consumers, and residehte West
Creek Watershed Action Plan projects that the nurnbemployees who work in the region to
grow and therefore WCPC is hoping to provide marmfs of access to the West Creek Valley
and the Cuyahoga Valley National Park systéffhe West Creek watershed is included in this
trend... As attention begins to focus on West Creak] the proposed West Creek Main Trall
becomes reality, new opportunities will become e to use these resources as focal points
for green economic redevelopment, utilizing theuredt environment to everyone’s continuing
benefit rather than exploiting it for shortsightgain.”?>°

The West Creek’'s Watershed Action Plan identif\s tmain areas of study that are
primarily retail that could benefit from more sustble watershed planning. In their first focus
areaurban impact is most apparent near Broadview RoaldSnow Road intersection where
development is situated adjacent to the streamerelts a large concrete retaining wall on the
south side of the stream just east of BroadviewdRdhe wall is intended to prevent erosion and
stabilize the parking lot above; however, the vagb increases the velocity of the water, and the
parking area is beginning to substle We will be taking a closer look &bcus Area las an
organized example of how to go about beginningettevelop and reintegrate the development
the “right” way.

Focus Area 1 is in the vicinity of the BroadviewaB@nd Snow Road Intersection. This

area is a mixed-use environment consisting of thdtdwn Shopping Center, office

space, apartments, single-family homes, libraryd #me historic Henninger House. The
existing uses, however, do not connect with eakbrah a defined manner and do not
take advantage of West Creek as a highlight oatbka.

After identifying an area of concern, the WCPC dibsd what they would like to see
changed and how this could realistically happem aitlear short-, mid- and long-term plan.

2% pid.
7 bid.
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This first alternative identifies three main aréasthe community to focus on. These are
concise and attainable short-term goals.
Alternative A: Near Term
As a result of interest from the local communityraposal has been presented to make
physical improvements and establish an image, whadin to visually unify the area.
The focal points of efforts would be to:
* restore and showcase the already preserved Hennidgase and begin to re-
design the streetscape into a defined corridor
 create a local business association to address héurt complimentary
development, public improvements, and businesstreteand attraction within
the district...
* The development of design guidelines is recommefiodede district, in order to
create a consistent design approach for elemernth as streetscaping, building
facades, and signage.
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Economic Redevelopment
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Figure 4.
Secondly, the action plan looks at some mid-rangaelsy which include innovative

pavers as well as other innovative stormwater mamagt systems, which include filtering
systems like swales and watergardens.
Alternative B: Intermediate Term
Improved definition of existing property spaces amgansion of connections among the
variety of uses is the goal of this phase. Thiddde accomplished by incorporating
various design elements into the existing spaceh a8 the addition of landscaping and
paving materials to define vehicular and pedesteaoulation, the utilization of parking
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islands adfilter strips, other drainage mechanisms, greengpaxpansion, trail linkage
to shopping and residential areas, and the intrdotuc of entryway plazas to create
gathering areas. It is recommended to have desigdegines in place in order to create
a consistent and attractive area for shoppers, messes, and residents.

Economic Redevelopment
Focus Area 1 - Alternative B

L. Main Tezil 5. Define Clroulation and Drainage with Landscaping
2. Fedestrian Fromenade &. Main Entrance Boulevard intoc Shapping Center
Z. Expansion of Fark 7. Add infill davelopment

4, Cntry Plazas

Prapared by the Cuyahoga Counfy Planning Commizsion

Figure 4.9

Lastly WCPC looks at the long-term and the possybilf what could happen if there is a
new viable retail market at this intersectionexXplains how they would like it to look and whom
it would be for. A key feature of the long-termaplis that they haven’t begun the planning
preemptively, they are waiting until the market dions are right for the community. If the
long-term vision comes sooner than expected they l@awritten plan to guide to interested
parties in new development.
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Alternative C: Long Term

When it is economically feasible, the communityukhexplore a new urban design for
the area, focusing on West Creek as the unifyimgest for development and community
life. The area would retain a diverse mix of ugesviding shopping, entertainment,

recreation, housing, and public space for the comityu Rather than a site that is

visually dominated by parking spaces, the priowtyuld be the relationships of buildings
and the activity they generate to the natural sgttiof West Creek. Appropriate

combinations of uses could be selected from elesribat would include offices, retall

(specialty and neighborhood services), restauraatshotel, townhomes, apartments,
walking paths, a gathering place for community ésemplazas and overlooks, and
connection to the West Creek Tralil.

| ECﬂnm‘c Redevelopment
Focus Area 1 - Alternative C

1. Main Trail 8. Mized |1sa
2. Pedestrian Fromenads ©. Townhomes
3. Plaza/Gathering Area 7. Farking Area
4. Hotel

Prepared by the Cuyahoga County Flanning Commission

Figure 4.1
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Lessons Learned from WCPC

The Center for Watershed Protection cites that ya determinant in any watershed
planning is identifying the priority areas in order a project to move forward. The West
Creek Preservation Committee has done just thheir Rction plan is comprehensive including
all the current and potential partners they wikdéo accomplish their plan.

WCPC is very proactive in their preservation apphoa Their vision of the future of
West Creek is always at the forefront of their woNany of the cities included in the watershed
have riparian setback ordinances but there arkessiihe that don’t. In addition to riparian
setbacks the City of Parma also has a wetland detva@inance. The body of work that this
community based organization is looking to accostpls immense. Here is just a sampling of
what they hope to accomplish:

The riparian protection goal is to have 90 percehtthe riparian land along the West

Creek main stem and 70 percent of riparian landngldributaries to West Creek

protected under conservation easement by 2020.

Enact riparian and wetland setback ordinances icheaf the communities within the
watershed are on going with a completion goal @20

By June 2006 all culverted and impaired areas ef iflest Creek headwaters and their
tributaries should be field identified.

The long-term goal is to have all segments of tlestVWreek main stem restored to as
natural a state as feasible by the year 2018.

The immediate and ongoing wetlands goal is to ereatrestore one wetland area within
the watershed each year. One wetland restoratibe {Vest Creek Preserve Washout
Project) project has already been completed in 2005

The ultimate goal is for the enactment of a stadewiparian and wetland setback as a
part of the Ohio Administrative Code. A statewidendate would require the

cooperation and diligent work of all watershed agihssroots groups throughout the
State.

The comprehensive action plan that WCPC has stt i®the most important step. The
detailed explanation of the watershed presents enssto any future development proposals that
may arise. Legally enforceable ordinances arenthé step. Lastly, spreading the word about
the importance of watersheds is a very importaeteio preservation. West Creek is presently
planning for a Stewardship Center in 2009-2010is TQenter will be a learning center for “clean
water and environmental stewardship” for both eitiz and environmental professionafs.

Advocating an outright ban on new development insdg®e watershed areas will
probably never be a solution to watershed protedbat creating ordinances and guidelines as

28 Hess, Neil, “Notes from West Creek.” West Cree&s@rvation Committee Newsletter. Issue numb¢2a07):
1-8.
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seen in Pennsylvania, Portland and Massachusettsonyy help. Future regional retall

developments can learn from WCPCs experience ahdewelop irresponsibly. Providing low

impact development assistance and incentives telojeers can mitigate future water problems.
Most importantly quantifying a perceived problemllvgive communities an upper hand in

future preservation and remediation.

Recent Retail Development Case Studsgacy Village in Lyndhurst, Ohio

Recent retail developments in the Northeast Ohgiorehave worked to mitigate issues
related to storm water management and watershetthhaa they were built, and these
developments can serve as examples for other sienideavors. Legacy Village in Lyndurst,
Ohio was built in an area with older homes andtagslarge retail developments that already
contributed to storm water management issues ssisewaer backup during major storm events.
Citizens living in the area feared that anothegearetail development would make the situation
much wors&”. In order to calm citizen fears and ensure th@nsiwater management problems
did not increase, the Legacy Village developerstAmterstate, collaborated with city engineers
in the area to plan for storm water managementorgments. First Interstate spearheaded and
funded a project that increased the capacity otagnsewers in the area, and worked to secure
local citizen approval for the projétl

Legacy Village itself contains retention and detembasins for storm water that include
separators for oil and debris that prevent somkitaoits from entering the surface waters of the
watershed. In addition, a conservation easementsitsn protects wetland areas near the
development. Approximately 1 acre of wetland aras st when Legacy Village was built, and
government regulations mandate that these areassbh@umsitigated and new wetlands created or
restored. In order to recreate wetlands lost dudogstruction of the shopping center, nearby
culverted streams were reconstructed to regairr thaiural sinuosity and cascading flow.
Legacy Village is an example of developers collabog with nearby municipalities to save a
watershed from damage during the development axfge Iretail center.

Proposed Retail Development Case Study: Brandy@neek Watershed, Boston Heights, Ohio
Boston Heights, Ohio and its watershed

Boston Heights is a village of approximately 4@useholds and 6.90 square miles, 28%
of which is urbanized®* Boston Heights’ population density is about oifigt+the density of its
neighbor, the city of Hudson, due to the fact tayahoga Valley National Park encompasses
over one-third of Boston Village, nearly 2.5 squardes (see Figure 4.115°? The village is
attractive to developers because of its proximdyseveral major interstates and the Ohio
Turnpike. The upgrade and expansion of State R®wtdl attract even more traffic from the
region.

29 Carlisle, Richard. 2007. Interview by Rosemaryss@ of Mr. Carlisle of First Interstate Developmen
Corporation on 23 April 2007.

0 g5ee Carlisle.

%1 Based on Census 2000 figurdstp:/factfinder.census.gd@accessed April 15, 2007).

%2 Boston Heights has a density of 172 persons persgnile http:/factfinder.census.gdqiaccessed April 15,
2007).
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Figure 4.1,

gggﬁggg&’sﬂhfﬂ WATERSHED R Boston Heights is located
SUMMIT COUNTY , : within the Brandywine Creek
watershed (sedrigure 4.12
Source: Summit County
Engineer)?® From its
headwaters in Hudson,
Brandywine  Creek flows
westward and joins the
Cuyahoga in Sagamore Hills
within the Cuyahoga Valley
National Park. There are
approximately twenty-six
square miles of drainage.

WATERSHEDS

The watershed s
experiencing increasing rates
of urbanization; over the last
thirty years, the combined
growth rate of the
communities  within  the
Brandywine watershed has
exceeded the growth rate of
the entire count{®  This
increased  urbanization is
attributable to a variety of
factors, including the area’s
suburban appeal, as well as
the fact that some of the

B i ol s region’s busiest transportation
STORMWATER MANAGEMENT PLAN routes pass through the
Brandywine Creek watershed.
Development of the Route8/I-271/ 1-80 corridorsceks enormous stress of the existing natural
systems and reduces the natural infrastructureflisyaio manage storm-water and water quality.
The creek downstream of Hudson has been channdiizedove water from the community
more quickly, and further downstream in the Cuyahwvglley National Park, the stream suffers
from heavy sediment loads and bank erosion. Theuatraf impervious surfaces such as paved
parking lots, roofs, and hard-packed lawns haseam®d significantly in the past twenty years.
In 2001, over twenty-two percent of the watershéarsl-cover was impervious, but it has fairly
good forest cover. When a watershed’s land-cosetwenty-five percent impervious, it is
considered permanently damaged, and it is extreniéflgult for such watershed to recovér.

1) NEMISEL A CREER

263 Communities within the Brandywine Creek watersimetlide: Boston Heights Village, Boston Township,
Hudson, Macedonia, Northfield Center Township, $ag@ Hills Township, Twinsburg Township, and a dmal
portion of Oakwood Village in Cuyahoga County.

%64 Summit County Engineer’s Office. 2008ummit County Countywide Stormwater Managementremg
http://engineer.co.summit.oh.us/cgi-bin/display@mipl?type=section&id=64%accessed April 15, 2007).

%> There is a direct inverse correlation between natelity and impervious surface.
http://www.cuyahogariverrap.org/Brandywine.hfatcessed April 15, 2007).
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With numerous large-scale retail developments bpnogosed, the Brandywine watershed is in
a critical position.

Figure 4.12
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Proposed Development in Boston Heights

In Boston Heights alone, there are three major ggeg retail projects affecting over 800
acres of land, not to mention the State Rout 8 msipa, rumors of the sporting goods outfitter,
Cabela’s (which typically boasts a 225,000 sqglitoveroom), locating on Route 8, and the
proposed Wolstein Sports and Entertainment Grou@ Ilohajor-league soccer complex. The
soccer complex includes a 450,000 square footl nati@ge and is proposed to sit on 450 acres
straddling Northfield Center Township and Macedamear the other Boston Heights proposed
development. These projects, in combination witrepnearby big-box ret&f° will all place
an increased burden on Brandywine Creek waterghedsignificant increases in impervious
surface will further degrade stream and watershesdtin and contribute to increased flooding,
erosion, habitat segregation, and diminished qualitnative species. Moreover, all proposed
projects are either located on or near wetlands dh@a already showing effects of existing
development.

In a January 2007 Boston Heights planning commissieeeting, American Dream
Productions LLC proposed a 1.3 million-square-fslmbpping mall and hotel complex northeast
of Ohio 8 and Hines Hill Road. The complex wouldrbestly in Boston Heights, but 51.32 acres

28 Eor example, Macedonia Commons, with stores sadal-Mart and Kohl's, is a five minute car riderin the
proposed developments in Boston Heights; Cuyahagghis shopping is an eight minute car ride away.
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sit in Northfield Center Townshijgsee Figure 4.13). Brandywine Creek runs through the
proposed property.
Figure 4.13
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Source: http://www.bostonheights.org/ (accessedmniii 15, 2007).

Although no action has been taken by the Bostomlideiplanning commission on this
matter, Northfield Center already rejected a rezgmequest for the small part of the American
Dream development that would be within the town$fip The Summit County Planning
Commission recommended that the development rechestienied because the acreage in
Northfield Center is in Brandywine Creek’s floodpla This area is currently zoned as
residential (R-17°® American Dream Productions may ask Boston Heigbtsannex the
contested acreage and has suggested donatingrés3facuse as a park and pay for a new bike
and hike path along Brandywine Creek.

Boston Crossings Ltd. and Omni Realty LLC are autiyeseeking to rezone 77 acres
north of Boston Mills Road from Office and GeneBaisiness to Retail Busine&s. In July of
2005, these developers obtained the major rezahieyg requested, which allowed a 50+ acres
shopping center in Boston Heights. The zoning chdnigom Office/Professional to General
Business (GBJ° These developers are now planning to build a miotensive retail

22; Salemi, Pat. 2007. Trustees deny rezoning regNestlonia HillsSun. Thursday January 11, 2007.

Ibid.
29 The developer proposes to build a 400,000 squarteshopping center, similar to the one proposat!, b
ultimately denied, in Hudson in 2004. Planning @aission and Board of Zoning Appeals Agenda. Deceréibe
2006: Village of Boston Heights, OHttp://www.bostonheights.org/Village/PCBZfdccessed on April 15, 2007).
270 GB retail allows retail development up to 30,090 Boston Heights, Ohio, Municipal Code art. §1159.02
(2005).
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development with much larger buildings than theDB0,square feet currently permitted in the
GB District?"*

On April 11, 2007, Boston Heights Council votedrazone to retail 65 acres of the
former Boston Hills Country Club and golf coursedted at Route 8 and Hines Hill RoAH.
The property was previously zoned as residentidlraquired single-family homes on minimum
1.5 acre lot$”® The development belongs to Boston Hill Propentyektment LLC/Sam Petros,
and includes 100 new homes.

Petros plans to attract big-box anchors such atkc€asd Dick’s Sporting Goods (a Wal-
Mart is not planned because one is nearby in Madejid* If the land continues to be zoned as
Retail Business, and maximum square footage ren®if@¥00 square feet, the developer would
either be restricted to drawing much smaller temant abandoning the retail portion of the
project. In response, Petros submitted a proposee for a new “Shopping Center Zoning
District.” This requested new district is similar Boston Heights’ existing Retail Business
distriZ(;E3 but has essentially open-ended permitteelsuand virtually no limit on building floor
area’

Current watershed policy in the Brandywine Creekershed

Boston Heights is a co-permittee of the Summit @pu@ountywide Stormwater
Management Plan (SWMP), which was filed by Sumnaiti@y Engineer’s Office on March 10,
2003. Other Brandywine watershed communities @pgting in the SWMP include: Boston
Township, Northfield Center, Twinsburg, and Norgidi. Both the City of Hudson and the City
of Macedonia choose not to participat®. To comply with the stormwater Best Management
Practices (BMPs) the SWMP chose for its jurisdittiBoston Heights implemented a riparian
setback ordinance in 2006&efe Figure 4.14 Source: County of Summit Departmenof
Community and Economic Development (2006

271 Retail business zones allow retail developmertouf0,000 sq.ft. Boston Heights, Ohio, Municipaldg art. 11
§1160.07(d) (2005).

272 hitp://www.bostonheights.orgaccessed April 14, 2007).

273 planning Commission and Board of Zoning Appealsrda. August 2, 2006: Village of Boston Heights,.OH
http://www.bostonheights.org/Village/PCBZ fdccessed on April 15, 2007).

2*The average Costco is 140,000 sq.ft; Dick’'s SpgrGmods averages 57,800 sq.ft. per store, anderagey Wal-
Mart SuperCenter is about 187,000 sq.ft (Cogttip://phx.corporate-ir.net/phoenix.zhtml?c=83838&pl-
homeprofile Dick’s: 16-Aug-2006 Quarterly Repotittp://biz.yahoo.com/e/060816/dks10-g.htiMalmart’'s 2006
Annual Reportffttp://walmartstores.com/Files/2006_annual_repdf}.(all websites accessed April 15, 2007)).

25 Village of Boston Heights Planning Commission &#86 of Zoning Appeals.
http://www.bostonheights.org/Village/PCBZA/indexitit(accessed on April 15, 2007).

276 Summit County Engineer’s Office. 200ummit County Countywide Stormwater Managementrnag
http://engineer.co.summit.oh.us/cgi-bin/display@mipl?type=section&id=64%accessed April 15, 2007).

131



Bosion Heights
Riparian Setbacks

20 FI. Riparian Selback
R 50 Fi. Riparian Selhack
(I 75 FI. Riparian Seiback

) FI. Contaur

Parcel

Highryay

Railrpad

Siream

Wiater Body

Building

132



Widths of setbacks are measured as horizontal nsgnde outward from the ordinary
high water mark on each side of a stream, andsaableshed as follows?’

(1) A minimum of 300 feet on each side of all stnsadraining an area greater than
300 square miles.

(2) A minimum of 100 feet on each side of all stnsadraining an area greater than
20 square miles and up to 300 square miles.

(3) A minimum of 75 feet on each side of all streasinaining an area greater than
0.5 square miles (320 acres) and up to 20 squdes.mi

(4) A minimum of 50 feet on each side of all streasinaining an area greater than
0.05 square miles (32 acres) and up to 0.5 squées (820 acres).

(5) A minimum of 30 feet on each side of all streasinaining an area less than 0.05
square miles (32 acres).

This riparian setback ordinance is an importagp $owards maintaining local watershed
health while promoting economic competitivenesst other effective tools have yet to be
implemented. For example, since the Petros demedap is likely to be built, Boston Heights
Council could implement transferable developmegiits (TDRs) and require that Petros offset
the burden his retail development imposes on Bramdy watershed. Existing commercial or
retail zoning acreage equal to the Petros developsnacreage would be rezoned to recreational
or residential consistent with the new conservatienelopment code. However, Boston Heights
is a small village and lacks the financial resoarared political leverage to implement such tools
without support from and cooperation with surroumgdcommunities.

To accomplish the needed cooperation between Bwandywatershed communities, a
watershed partnership group needs to be establisié@ community watershed group is an
important tool to educate local politicians on timportance of integrating watershed
sustainability practices into the local governmentand use policy. Not only does the
Brandywine watershed currently lack a communityesstied group, but it also does not have a
coordinated effort among the local governments iwithe watershed. Conversely, on the other
side of the Cuyahoga Valley in a similarly sizedtevahed, the communities of Brecksville,
Broadview Heights, and North Royalton have recejdlged together to address the impacts
development has had on stormwater management aodl ftequency’® A coordinated effort
to protect the Brandywine watershed’'s wetlandspdfmains, headwater streams, to minimize
impervious surfaces, and to implement best storwatanagement practices needs to be
adopted by the Brandywine Creek watershed comnesnith anticipation of the proposed
development, and recent meetings between the CggaRiver RAP organization and local
officials look promising; a community watershedtparship is expected to be formed by the end
of 2007, and numerous workshops for both locakw@fs and residents are planned for the near
future.

277 Boston Heights, Ohio, Municipal Code art. 11 §1081(2006).

2’8 Chippewa Creek Watershed Planning Partnershipreta grant from Cuyahoga River Community Planning
Organization to develop a plan to manage developmestore and protect natural resources, andharere
economic competitivenessittp://www.crcpo.org/ABOUTCRCPO.htm{accessed on April 15, 2007).
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Local Practices for Communities in Brandywine Cr¥é&tershed to Follow: Lake County, Ohio
and Chagrin River Watershed Partnership

The communities in the Brandywine Creek watershegldrto act fast. The large-scale
proposed retail developments will most likely irese the area’s impervious surface by more
than three percent and permanently damage theshkiattr The magnitude of the State Route 8
expansion will give these communities some leeway @n opportunity to implement effective
sustainable policies and practices. Several lesaimples from the Northeast Ohio region
highlight successes in the implementation of waksdpreservation and planning goals.

Lake County, Ohio

In Lake County, two important aspects of waterspeatection have been addressed: 1)
backing watershed planning goals with the forcéawf, and 2) emphasizing the importance of
scientific data when working to preserve watersbedsystem services. Too often, poor storm
water management goes unnoticed or fails to beregdlo leading to problems with flooding and
the degradation of water quality. To combat thishpem, the Lake County Commissioners have
given the Lake County Soil and Water Conservatiastrigt (LCSWCD) the authority to grant
storm water violations to irresponsible residensiatl retail land ownef§. This authority sets
the stage for the remedy of mismanagement of steater where it occurs, and may help to
discourage future irresponsible handling of storatex

In order to encourage siting of retail and resi@dntevelopment in sections of
watersheds that will do the least harm to the emvrent, the LCSWCD has also partnered with
the Northeast Ohio EPA to create an inventory @idweater streams, which are crucial parts of
watershed ecosystems which filter water and crdedalthy flows of water downstream
throughout the drainage basin. The idea for thialmse came about in the late 1990s when a
major piece of property in the county containintaVheadwater streams was going through the
development proce€d. The LCSWCD felt that by gathering sound biologidata (using
indicator species such as insects and salamandeasit the health of headwaters and other
minor streams, policy decisions made on the muaicgnd county level regarding siting of
development could be made in more informed #y3he LCSWCD uses the headwaters data
to show municipalities the potential future impaotsdevelopment such as increased flooding
and storm water runoff, and can make maps of toigeshnd municipalities delineating
headwater areas to make further recommendatioreda@inpreventing future water management
problems. The LCSWCD-Northeast Ohio EPA partnerghgn example of the use of data about
ecosystem services to affect the policy decisiorelenby governmental entities within a
watershed.

Chagrin River Watershed Partnership

The Chagrin River Watershed Partnership is an elawipan organization that fosters
collaboration between various organizations andeguwental entities within a watershed to
implement its planning goals. Part of the ChagrinveRWatershed is located in Lake County,

219 Kastelic, Jim. 2007. Conversation between RoserGéaggser and Mr. Kastelic of the Cleveland Metrépam
17 April 2007.
20 5ee Edgar.
%l See Edgar.
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and the Partnership also uses the LCSWCD data Ipo doenmunities make informed policy
decisions about land use within the watershed. Wewehe hallmark of the Partnership’s work
is its encouragement of communities within the wsted to become paying members of the
organization in exchange for policy guidance on ynkmd use planning issues that relate to
watersheds.

The Partnership works with communities in the ChadRiver Watershed to create
appropriate zoning to conserve sensitive areasaside areas for conservation subdivisions,
acquire grant monies, and delineate riparian skfbadere retail or residential development
would be inappropriat€’. The Partnership creates ordinances and resodution riparian
setbacks and watershed-friendly subdivision cotlas are then adopted at the municipality or
county level (at least where townships, which hbess governing authority, are concerned).
Many of the communities within the watershed ang/veceptive to the Partnership’s guidance -
- approximately 90 percent of the land area wittiia basin is part of jurisdictions that are
members of the Partnersfiip The Partnership has also secured grants for impadt
development (LID) storm water management technidaesetail and municipal developments
that include rain gardens, pervious pavers, andratimovative practices. The projects funded by
these grants serve as demonstration projects aanettracting development to be built with
similar sensitivities to watershed heéfth The Chagrin River Watershed Partnership is an
example of the ways in which a watershed managemeganization with no governmental
authority can work to affect the policies of thelippcal entities within the boundaries of a
watershed.

For more information contact:
Chagrin River Watershed Partners
WWW.Crwp.org

Mailing Address

P.O. Box 229

Willoughby, OH 44096-022

Office location

4145 Erie Street, Suite 203
Willoughby, OH 44094
Phone (440) 975 3870

Conclusion

Throughout our research on watersheds and loal dstvelopment, we found examples
of communities that have embraced their place enafivironment by working in harmony with
their respective watersheds. National model ordira and best practices have been
implemented across the country, and are relatiealy to adopt. Municipalities are realizing
that it is not only environmentally responsible lituis also fiscally advantageous incorporate
water-based policies and practices. Success iendept on local governments fully
understanding their place within the environmepecsically within their local watershed. It is

282 Holthouse, Amy. 2007. Interview by Rosemary GiesseMs. Holthouse of the Chagrin River Watershed
Partnership on 23 April 2007.
283 [|ai
Ibid.
4 |bid.

135



only through a change in mindset that we can actism@ greater integration within the
environment.
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Chapter V: Transportation
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Introduction

The original NORRA study showed that the large m@joof municipalities in
Northeastern Ohio were oversaturated with retadicep In addition, the most recent findings
show that in spite of this result the amount oditetpace has continued to grow. Clearly there is
a need to start thinking about the impacts thatticoad retail growth will have on the
environment, economy, and overall quality of liée fesidents.

To serve the ever-growing supply of retail spaceNortheast Ohio, transportation
systems must be built. Current state and federhtig® have funneled nearly all available
funding into automobile-oriented construction, whibas led to a proliferation of highways,
roads and parking lots. The following section vakamine the impacts of this auto-centric
development pattern on the economy, public heaththe environment. It will also recommend
policies that mitigate these impacts.

Sustainability

Retail Development and Land Use

By developing additional land and replacing ndtaeeas with buildings, roads, and
parking lots there is a cost to the environmentiartdrn the quality of life for future residentt o
Northeast Ohio. One question that residents shaakds how much consideration is given to the
future impacts of big box retail developments, siing malls, and other forms of sprawl. While
it may seem that the leasing and sale of propertyetail establishments will generate tax
revenue and jobs to the community, it is highlyikelly that these benefits will be sustainable
over the long-term.

The most obvious impact that results from retalelopment is the degradation of
natural ecosystems such as wetlands, meadows,tdorasd fertile farmland. The sprawl
development that is taking place in the area eiftaggments or completely destroys these natural
habitats. While it is true that the majority of teeidy area in Northeast Ohio has already lost
these sensitive lands, there is still the oppotyuta preserve natural places on the urban fringe.
Restoration practices are also an option for comtiesnthat are able to fund such projects and
find experienced persons to manage the developofi¢hése sites.

By clearing or fragmenting land, the wildlife thatdependent upon these very specific
niches is also threatened. Oftentimes the landisheleared is regarded solely for its monetary
value. This can be problematic, because withounhgivalue to wildlife there is no incentive to
investigate the numbers or species inhabiting &nel.| In addition, there is pressure stemming
from competition between neighboring municipalitigs town that has the opportunity to
preserve these lands cannot make a strong enoggmeant when an adjacent town is booming
with development — making it seem progressive. Whatilts is an overall loss of habitat and
precious resources, which could be in demand iriuthee.

In terms of human impact, there can be damagen&s @sychological, physiological,

and spiritual health. The fact that humans havdvedoover hundreds of years within natural
areas should not be underestimated. It is harcayohew the current disconnect with nature
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impacts our overall health. In another portion luk treport the physiological impacts will be
examined. There are also fundamental psychologiaal spiritual connections that humans
should maintain in order to achieve optimum healthe field of ecopsychology seeks to
determine the relationship between humans and enatdcopsychologists argue that the
connection between humans and nature is benefizidloth. When this relationship is fostered,
damage to the environment (ecological devastatiam)l to humans (grief, despair, and
alienation) can be avoidétf

One other cost to the community, in the long-teim,a decreased opportunity for
developing alternative land uses. After land hagnbeleared and paved, the option of
maintaining the space as a preserve or recreatgalecomes far out of reach. Restoration is an
option, but this can be expensive and it is hardhiamans to recreate an ecosystem that had
naturally developed over a long period of time. @mey think that it would be easy to convert
the space for other uses if the retail store do¢succeed. However, this is not always the case,
especially when many chain retail stores have ifspeand recognizable design for their
buildings.

Strategies to Prevent Future Degradation of Land

What options do cities have to preserve naturaldagiven the seemingly insurmountable
pressure of increased development? It seems aglhthfuur Northeastern Ohio the primary
objective should be to not only preserve what lsnéft, but to do so through collaboration on a
regional scale to diminish the pressure of contingowth that the less developed communities
have. Moreover, partnership between the public @indate landowners is essential in order to
find the optimum strategy for managing land use.

Preservation Strategies
Conservation Easements and Working with Land Trusts

According to the Land Trust Alliance (LTA) thereeacurrently more than 1,600 non-
profit land trusts2° Through arduous efforts they have protected mioae 87 million acres of
land combined®’ Land trusts operate to help individual land ownsedl, donate, or set up
conservation easements on their property. A coaserv easement is a legally binding
agreement between a landowner and municipalitydpalis out the ways in which a particular
piece of land is to be managed. Currently therefane LTA member land trusts operating
within the seven county study area. They are theeGMills Land Conservancy, Western
Reserve Land Conservancy, Grand River PartneraintWaite Hill Land Conservancy.

The Cleveland Museum of Natural History has alsalenafforts to preserve habitat
through their Natural Areas Program. The overalision of the program is to acquire a system
of nature preserves that represent the biodivetiséiycan be found in Northern Ohio. Currently
three of their preserves are open to the publicntbteMarsh, Scheele Preserve and North
Kingsville Sand Barrens.

285 John Davis. “What is Ecopsychologyfttp://www.johndavis.com/ep/epdef.capril 2007)
286 | and Trust Alliance. “2005 Land Trust Census Repdittp://www.lta.org/aboutlt/census.shtipril 2007)
287 [|ni

Ibid.
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Volunteerism and Civic Involvement

Here it is appropriate to quote the famous linecl@imed by Margaret Mead: “Never
doubt that a small group of thoughtful, committétizens can change the world; indeed, it's the
only thing that ever has.” One essential piece aofd| conservation is citizen demand and
involvement. By showing interest and getting inemvn an effort to protect remaining parcels
of land, residents can show that their need fongggaces is greater than their need for another
big box or strip mall development.

The other option would be for residents to becamelved in restoration efforts.
However, communities should not overdevelop thel lantheir neighborhoods thinking that
restoration would be feasible in the future. A vsihgp conducted by Building the Livable
Urban Edge (BLUE) asked the question, “If ecolobicestoration were a primary goal for
Cleveland’s lakefront, what should we do?” The gtedncluded that Cleveland might not be
ready for such a task due to operational, fundind &nd use issué& This conclusion
emphasizes the reality that once an area has le»etoged it is hard to go back.

Public Land Acquisition and Preservation

Government entities can make a huge impact oneceason efforts because they have
the power to acquire land on a larger scale. Ormmele is the “Land Acquisition Program”
established by the Northwest Florida Water Manageréstrict.” Thus far, more than 179,000
acres of wetlands and recharge areas have beeireatgince 1984°° The primary funding
sources for the program are a statewide documestargp tax on real estate and through the
sale of bonds.

Increase Density and Encourage Infill

Local municipalities can encourage infill develogmh by targeting and restructuring the
obstacles that make these sites undesirable. Thisldwinclude improving infrastructure,
shortening the permit process, making it easieraseemble parcels, and updating zoning
provisions.

Reasons for Saving Land

Why is it important to save land? Would it be fimrask the counties that have not been
completely developed (areas of Portage, Lorain, iMedand Geauga) to set aside land
considering the other counties have relentlesshbbgal up all of their available land? It seems
necessary to develop a regional consortium whichldvareate specific strategies to provide
revenues to municipalities making a conscious dmti® preserve land for all of the residents in
the seven county area. After this has been accehgaiwe can begin to think in terms of the
benefits that would be realized through presermaitid existing spaces: educational value,
aesthetics, spiritual reasons, ethical considerstilluman need for natural areas, ecosystem
services and goods and economic benefit.

28 Ecocity Cleveland and the Cleveland Waterfrontlifioa, Building the Livable Urban Edge (BLUE).
“Ecological Restoration Opportunities for Clevelandakefront.”
http://www.ecocitycleveland.org/ecologicaldesignéseco-restoration.htniApril 2007)

289 Northwest Florida Water Management District. “Lahehjuisition Program.”
http://www.nwfwmd.state.fl.us/lands/lands.htm#fumgl{April 2007)
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ODOT Palicies and Retail Sprawl

Retail and office space are among the most tratefpmr-intensive land uses. Euclidean
zoning — which separates residential, industrethil and office uses — means that few people in
communities developed after the 1920s can walkhtipging areas or to work. Instead, they
must drive or take public transit. As will be dissed in detail below, current federal and state
policies heavily favor automobile-centric developrmever transit-oriented development. This
leads to an ever-growing need for highways, roadisparking lots to serve shopping centers.

An amendment to the Ohio Constitution, dating td7,3equires the Ohio Department of
Transportation (ODOT) to spend all passenger vehldense fees and gas tax revenue
exclusively on highways — construction, reconstamt maintenance and repair. In 2006, that
translated to $3.04 billion, or 49 percent of tlepartment’s budget, spent directly on highways.
By comparison, ODOT spent just $92 million on titirsor 1.5% of its budget. (The remainder
of the department’s funding goes to research amadnmhg, railroads and airports, rest area
upgrades and other projects’)

Much of Ohio’s spending on public transit comesrfréederal sources. The amount of
state money spent on transit has fallen precipiyomnsrecent years due to rising opposition to
transit projects in the state legislature, whicks leen controlled by suburban and rural
Republican interests. Only $16.3 million in statermay goes to mass-transit trains and buses,
down from $43 million in 2001. This translates tb. 38 per capita, far lower than nearby states
with comparable populations. For example, Michigan
spends $20.73 per person, while Pennsylvania spends

Figure 5.:
$63.29 and lllinois spends $61.78.
This pattern of funding highways over transit
7 by a 33:1 ratio has played a major role in prongtin
residential and retail sprawl. It has led to whaine
planners have termed “The Black Hole Theory of

Highway Investment,” in which congestion leads to
new construction, which in turn leads to additional
Lt land consumption and eventually more congegtion.
(See to left).

The department’s coffers are growing, but
there has been little push for additional trangitding. ODOT raised the state gas tax 6 cents
(27%) in 2003. Most of the new money was earmarkedhelp fund a 10-year, $5 billion
highway construction program. Because the hike eawvily supported by the Ohio Contractors
Association and construction industry allies, catihave accused ODOT of being unduly
influenced by campaign contributions and by theictf asphalt and construction contractors.

20 Kellogg, Wendy. “The State Role in Guiding LandelBhange in the Ohio Lake Erie Basin.” Prepared for
EcoCity Cleveland (March 26, 2007).

21 Tyscano, Mark. “Laketran may seek dedicated fupdiNews-HeraldWilloughby, Ohio), 19 October 2006.

292 Hanson, Susan, eflhe Geography of Urban TransportatiqiNew York: Guilford Press, 1986).

293 \Wendling, Ted and T.C. Brown. “Gas-tax increasgdtODOT building boom.Plain Dealer 31 December
2006, sec. A, p. 1.
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The outcome of these automobile-centric policiese&lily apparent in Northeast Ohio.
Cleveland, once confined to a dense core of 77requiles served entirely by streetcars and
buses, now sprawls across five counties and mare 70 suburbs, even as the metropolitan area
has seen minimal population growth for decades. yMaommunities in this sprawling
metropolis — particularly those in outlying coustie- have little or no access to public
transportation. New retail in these areas is smyildl-served by public transit, making it
difficult for residents of the city and older subarto shop there without a private automobile.

This continued dependence on automobile-orientegldpment forces people to spend
an ever-greater share of their income on gasoftim@or oil, car insurance and maintenance. In
2003, the average Cleveland-area household spshtoper 20 percent of its income on
transportation — the second-highest proportion agrtba nation’s 28 largest metropolitan areas,
after Houston. This fuel dependency puts a heawnftial burden on households — particularly
low-income households — and diverts money out efidlcal econom{$®* The more Ohio invests
in highways, the more it discourages populationsdgn Correspondingly, it has become
increasingly impractical to build effective masarisit systems because public transit requires
relatively high densities to be well-us&4.

Even in the area of road improvements — ODOT's drawad butter — older areas and
inner cities tend to take a back seat to projestthe fringes. This can be attributed to a scoring
system ODOT has used since 1997 to determine whglhway projects it will fund. A group
called the Transportation Review Advisory CountiRAC) evaluates proposed projects, usually
submitted by a regional transportation organizaijsach as NOACA in Northeast Ohio). It
grades each project on several criteria, each wezgtiifferently. The criterion weighted most
heavily is “increased capacity,” which automatigaluts urban projects at a disadvantage
because many built-out cities have no room to widexds or add new ones. Thus, projects in
suburban and rural areas win out. In fact, ODOBscess Ohio” program aims to place “94
percent of Ohio’s population ... within a 15-minutenamuting distance of an efficient corridor
which can attract economic developmefif These policies push people — and thus storesr eve
farther from the center.

ODOT Policy Outlook

Gov. Ted Strickland, Ohio’s first Democratic goverin 16 years, has taken aim at some
of ODOT’s current policies and initiated major $t@hanges. Since his election, all the
department’s district directors — who coordinasngportation plans in different sections of the
state — have either stepped down or been fireBebruary 2007, Strickland said the pace of road
constrg&tion projects would slow because ODOT hadremmmitted itself by some $1.2
billion.

2% Bernstein, Scott et al. “Driven to Spend: Pumpiulars Out of Our Households and Communities.” @©efor
Neighborhood Technology and Surface Transporta&iolicy Project (June 2005).

2% Kellogg, Wendy. “The State Role in Guiding LandelBhange in the Ohio Lake Erie Basin.” Prepared for
EcoCity Cleveland (March 26, 2007).

2% |pjd.

297 Nash, James. “Project slowdown; Governor: RoadiTao Costly."Columbus Dispatciié February 2007,
sec. A, p. 1.
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Strickland also named a new director, James BeaBlegsley has given mixed signals
about his transportation philosophies. On the omedhhe has accused the TRAC system of
favoring urban areas over rural ones because giders accident rates, congestion and average
daily traffic in deciding which projects to furf@ This could be read as an endorsement of new
road-building in rural areas, which could promopeasvl. Yet during budget hearings in April
2007, he said Ohio’s transportation policies musbce more than just the private automobile.
“A multi-modal approach targets the headache ofradtorists: congestion and roadway wear-
and-tear. By putting more people in buses and rfrerght on trains, we ease traffic congestion
and preserve our highway conditions,” Beasley $&itle and Strickland have also proposed a
modest increase in transit spending. Time willwdlether these steps lead to substantive change
in state transportation policy.

Meanwhile, Northeast Ohio’s own transportation piag agency, NOACA, has adopted
a set of transportation priorities that take ahgligtougher stance against sprawl than ODOT’s
TRAC system. Its nine criteria for scoring projettslude relieving congestion and improving
safety — like ODOT - but also include urban cormwestment, multimodal and intermodal
considerations and planning. If ODOT'’s policies aveevised to include some of these criteria,
the pace of sprawl throughout the state might slow.

The tension between ODOT and NOACA policies reachpdtential tipping point in the
debate over a proposed new interchange off Inter&@a in Lorain County. Officials in the city
of Avon, the growing exurb where the new exit wob&llocated, want the interchange to relieve
traffic congestion and spur new development. Hopiog higher property values, private
developers and landowners have offered to paydanach as 70% of the $15 million project.
NOACA must approve the project in order for it toogeed. In February 2007, the agency
announced that its decision would be based in garan economic impact study that would
explore whether the interchange would siphon bgsirand people away from older suburbs in
western Cuyahoga County. The study would be tlsé dif its kind to consider impacts beyond a
new interchange’s immediate community. It was viéwg some as a sign of Northeast Ohio’s
growing interest in stemming spratf.

Parking Lot Design

Parking lots are level areas paved with permeableon-permeable materials intended
for parking vehicles. The largest examples of pagKots are found surrounding large shopping
centers such as regional malls. City ordinancesratailer preferences have driven parking lots
size to reach epic proportions. Everything from §ngaocery-anchored centers to regional malls
commonly contain six spaces per 1,000 square fegrass leasable area (GLA). Assuming
shopping centers have between 150,000 and 2.5om#ljuare feet of GLA, they could contain
900 to 15,000 spaces.

298 [|h;
Ibid.
299 Gongwer News Service, “Transit Systems Seek Stfidjedicated Funding Source to Avert ‘Crisis in Rab
Transportation.” Vol. 76, no. 67 (April 5, 2007).
39 Hollander, Sarah. “Agency plans first regional anpstudy.”Plain Dealer10 February 2007, sec. B, p. 1.
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Paving Materials and Environmental Impacts

Traditional retail surface parking lots are paved asphalt or concrete, which are
impermeable. They tend to deflect water insteadllofving it to absorb into the ground. How a
parking lot handles water from rain or snow vagesatly. Like roads, they might have extensive
sewer systems capable of handling large amountgatdr. However, parking lots often do not
have their own drainage systems. Consequently, &awh it rains almost all of the water,
excluding evaporation, becomes runoff. Traditionallinoff ends up in city storm sewers which
in turn feed into rivers and lakes. Yet this letmfequent overflows. Today, many communities
require builders to construct detention basinsheirtparking lots to help slow runoff, thereby
mitigating stress to the sewer system during pkaist

Parking lots can also affect water systems in otteys. When cars and trucks park on
lots they often drip motor oil, radiator fluid, I dust and rust. In small amounts, drips from
cars have minimal impacts. But the problem is rplid by the number of cars and the overall
size of the parking lot. Detention ponds, agaim ablow sediment to settle out. Effectively the
sediment remains in the basin without allowing tleand other particles to trickle into the
streams and waterways.

Parking lots constructed of brick and paving bloeks friendlier to the environment.
These materials allow water to absorb into the gdoafter being filtered by the paving block.
This also reduces the total amount of water whiolld otherwise flow into the system.

Parking Management

The typical response to parking problems is sintplgreate more parking. This is not a
viable long-term solution. The growing supply ofrfpag dilutes proximity among businesses,
Ieadingsgcl) increased automobile use and other @nablsuch as traffic pollution, congestion and
sprawl.

Strategies to encourage businesses to share paikmtp increase efficiency and lessen
environmental impacts. Under a district parkingnpléor example, parking could be shared
among businesses that have different operatingshdlr Patrons visiting a jazz club or bar
would use the parking lot at night; the same latidde used by patrons of a breakfast restaurant
in the morning. Since the two businesses have rdiffeoperating schedules, each business
would have ample parking available during theipessive peek hours of operation. Often times,
there is sufficient parking in an area but it isporly allocated between buildings that some
spaces on individual lots can go empty while dsvempete for spaces at other lots.

Another approach to effective and efficient parkmgnagement is called “fee in lieu of
parking” 3 which allows cities to plan district parking whillee developers pay for the cost —
essentially an impact fee for development. The oggs the fees, which would be paid by all

301 Krieger, Alex. “Rules for Designing Cities.” fhe Mayors’ Institute: Excellence in City Desigm. 105-111.
Washington: Princeton Architectural Press, 2002.

32| jtman, Todd. “Parking Management Best PracticB$ahning October 2006, 40-45.

393 Mukhija, Vinit and Donald Shoup. “Quantity Vers@siality in Off-Street Parking Requirementddurnal of the
American Planning Associatidisummer 2006): 296-308.
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buildings in a district, to construct shared pagkiihis approach would make it easier and more
affordable to redevelop buildings where on-sitekjay is not feasible or available.

Overview: Health Issues and Policies

The effects on human health due to transport and-lse strategies are increasingly
recognized. While injuries and annoyance from icalffave long been identified as important
consequences of certain patterns of transportiaesivevidence of the effect of air pollutants on
health — including respiratory and cardiovasculgeases — has emerged only in the last few
years. Global warming, thought to be caused in partarbon dioxide emissions from private
automobiles, will also likely have devastating palblealth impacts.

Further, sedentary lifestyle is associated with uke of motor vehicles. Half the adult
population in developed countries is sedentary oesdminimal physical activity. The
contribution of sedentary lifestyle to heart dise&ssimilar to that of tobacco. Obesity can also
result from non-active lifestyles, which can inrtuwwause diabetes and other diseases. Strategies
to address sedentary lifestyle include physicalvidgtto accomplish daily chores, notably
through walking and cycling for transport.

Each of these transport-related risks imposes aiderable burden on public health.
Most human exposure from air pollutants comes ftoaffic, and evidence is emerging of a
direct link between respiratory problems and resigenear busy roads, or roads with very
heavy-vehicle traffic. (Air pollution will be disssed in further detail below.) Noise pollution
can also affect people’s health, through sleepurbsince, speech interference and general
annoyancé® “Road rage,” meanwhile, has become an increasiogigmon stressor as roads
become more congested with traffic. Traffic congestlong commutes, chauffeuring children
and others to sports practices, events, appoingreall add to the stress of daily livillgy
In sum:
More driving means more automobile crashes
Driving spawns road rage
Poor road design can be lethal for pedestrianswcidsts
Older neighborhood designs encourage walking andenaurban forms discourage
walking

© O 0O

Strategies for Change

In designing new transport policies, a holistic@ggh is crucial. Some strategies may be
beneficial for one health element but not others, lealth as a whole but not for the
environment, or for the short but not the long teffor example, higher speeds over certain
ranges reduce pollution but increase accident .ridksw desulfurized fuels improve the
particulate situation but generate more environalgndamaging carbon dioxide.

Governments should adopt two important relatedesiras to address these issues. They
must internalize health externalities, which inwdv establishing policies to regulate or
encourage more optimal use of existing transpostesys; and make decisions concerning

304 sandberg, U., ed. The effects of regulations od kaicle noiseNoise news internationab: 85-113 (1995).
305 Transportation Research Board Paper on Trangjmoriand Health Issues

145



transport infrastructure and urban development thké appropriate account of the health
implications®®

Making such decisions means establishing systemas tbutinely, accurately and
comprehensively identify the health consequencesamisport and land-use strategies. It also
means developing and applying methods to measwgeetionomic impact of these health
consequences. Governments should pay specialiattent groups at greater risk of transport-
related health effects. This includes women, &dszople, children, the ill or disabled, the poor
and people living in areas with greater traffic exgre, and those using vulnerable transport
modes (e.g., bicycling).

Finally, local, state and federal cooperation amordination are needed to fill the gaps in
knowledge on the health effects of transport.

Impacts

In Focus: Transportation-Related Air Pollution

Despite the United States’ abundant resourcesjuality is an issue even here. The six
most common air pollutants in the United States deassified by the EPA asriteria air
pollutants Carbon Monoxide (CO); Lead; Nitrous Oxides (O/olatile Organic Compounds
(VOC'’s) , also known as hydrocarbons, (which interaith NO, to form ground-level Ozone
(O3) also known as smog); Particulate Matter (PM); Sntfur Dioxide (SQ). These pollutants
can cause health issues, environmental problendspreoperty damage. The EPA sets National
Ambient Air Quality Standards (NAAQS) for each eria pollutant. These standards set the
maximum concentration allowed in the air. If th@ARS for a pollutant is exceeded, human
health can be impacted. These pollutants are orewif and areas that routinely exceed the
NAAQS are classified as non-attainment areas.

Of the six criteria pollutants, four are directBlated to transportation issues: CO, NO
VOC'’s, and PM. In addition, there is another amigsion relevant to transportation and the
environment, this being the greenhouse gas Carkiorid2 (CQ). According to 2006 U.S.
Environmental Protection Agency data, 158 millicgople live in areas of non-attainment for
eight hour @; over 29 million people live in areas of non-attaent for PMg; 15 million people
live in non-attainment areas for C&. Ohio is not immune from the air pollution issa&d
Northeast Ohio is especially not without problemBhe seven counties covered in this retail
study are almost always found among the top twéwé&yeounties in Ohio for mobile emissions
of criteria air pollutantd®® It is no coincidence that these counties are #ilsoones currently
included in Ohio’s Vehicle Emissions Testing PragrgeCheck). The area is in non-attainment
for both eight hour ozone and PM.

Hydrocarbons, or Volatile Organic Compounds, areegeemitted by certain solids and
liquids. VOC’s come from a variety of sources,lirting transportation emissions. VOC'’s
react with NQ to form ground-level ozone, otherwise known as gmBecause of the number

3% Center for Sustainability (2004) www.c4s.info, Tspprtation Research Laboratory, www.trl.co.uk.

397U.S. Environmental Protection Agency, "Nonattainim&reas for Criteria Pollutants.” December 6, 2006
http://www.epa.gov/air/oaqps/greenbk/ (accessed Apr 2007).

398 Scorecard, "Pollution in Your Community." 2005tphtwww.scorecard.org/index.tcl (accessed April 2007).
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of compounds that qualify as VOC'’s, their enviromta¢ and health impacts from eye and throat
irritation, to organ damage, to cancer in some afsfi° This area is a non-attainment area for
ground-level ozone. NOACA currently has a varietyprograms that address the ground-level
ozone problem, such as Ozone Action Days. In mxidithe EPA’s 8 Hour Ozone NAAQS
addressing the issue is currently being litigated.

Carbon Monoxide is a nearly odorless, colorlessogeated by the incomplete oxidation
of carbon in combustion. The largest source of €@fissions is vehicle emissions, 77% of
national CO emissions are a result of transporiatimurces=° At low concentrations, CO may
cause fatigue in healthy people and exacerbate beaditions**' At higher concentrations it
will cause flu-like symptoms, impaired vision andocdination, and it may be fatal in certain
concentrationg™?

Nitrous Oxide refers to a variety of compounds mageof nitrogen and oxygen in
varying amounts. While normally colorless and ¢eks, one form, N©can combine with air
particles in urban areas to form a reddish-brovbsgnceé® Motor vehicles accounted for 55%
of NO, emissions in 2003 The NQ compounds contribute to a variety of environmental
problems. NQreacts with VOC'’s to form ground level ozone; ih@tforms it also contributes
to acid rain, while in another form {(B) it's a greenhouse gas, and it can react to fimxic
materials as wefl'®

Initially, Carbon Dioxide was not considered a ptdht by the EPA; however, a recent
Supreme Court decision has held thab@@n air pollutant under the Clean Air A&, While it
does not directly impact human health, it is a pmyngreenhouse gas. Greenhouse gases trap
heat close to the earth and contribute to globaimway. Carbon dioxide is another component
of automobile emissions that need to be addres§&den the recent Supreme Court decision
holding that the EPA can, in fact, regulate heapping emissions under its Clean Air Act
authority perhaps a change may be coming te @Qulation in the United States.

When it comes to sources of air pollution, retailnot the first thought that springs to
mind, that distinction is reserved for factoriesd gpower plants. However, retail is almost
exclusively reliant on mobile sources (automobiles)Xeliver its customers. The automobile
emissions generated by trips to retail destinatiares a significant source of air pollutant
emissions.

39 y.S. Environmental Protection Agency, "Organic &agVolatile Organic Compounds — VOCs)." Septenatier
2006. http://www.epa.gov/iag/voc.html (accessedil&pt, 2007).
319 5corecard, "Pollution in Your Community.” 2005tpht/www.scorecard.org/env-releases/cap/pollutasedcl
(accessed April 10, 2007).
%11 y.S. Environmental Protection Agency, "Basic Imfiation Carbon Monoxide." April 17, 2007.
http://www.epa.gov/iag/co.html (accessed April 2807).
312 |a;

Ibid.
313 U.S. Environmental Protection Agency, "NOx: WHait? Where does it come from?" March 6, 2007.
http://www.epa.gov/iag/co.html (accessed April 2807).
314 |a;

Ibid.
315U.S. Environmental Protection Agency, "Health &mvironmental Impacts of NOx" March 6, 2007.
http://www.epa.gov/air/urbanair/nox/hlth.html (assed April 17, 2007).
3% SeeMassachusetts v. EPA27 S. Ct. 1438, (2007).
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Tables 5.1 and 5.2 detail the amount of emissidn&/@C’s, CO, NQ, and CQ
generated annually by passenger cars and lighkdraveling to retail establishments.

Passenger Cars

Type of | Cumulative Annual Annual CO | Annual Annual CO,
Shopping Annual VOC Emissions NOy Emissions (Ibs)
Center Vehicle Miles | Emissions | (Ibs) Emissions
Generated (Ibs) (Ibs)

Large  Super 70,638,750
Regional
Center 435,657.49 | 3,251,871.97 | 216,272.82 64,705,095.00
Small  Super 51,358,499
Regional 316,748.45
Center 2,364,300.95 | 157,242.98 47,044,385.08
Regional 22,042,231
Center 135,943.27 | 1,014,719.44 | 67,486.13 20,190,683.60
Community 8,404,578
Center 51,834.40 | 386,906.78 | 25,732.08 7,698,593.45
Neighborhood | 1,426,511
Center 8,797.87 65,669.78 4,367.51 1,306,684.08
Convenience | 472,410
Center 2,913.54 21,747.51 1,446.37 432,727.56
Power Center | 28,846,272

177,906.52 | 1,327,945.12 | 88,317.88 26,423,185.15
Big Box | 10,024,065
Retailer 61,822.43 | 461,460.26 | 30,690.42 9,182,043.54
Large Drug| 115,525
Store 712.49 5,318.22 353.70 105,820.90
Table 5.1

Sources: Urban Land InstitutBpllars and Cents of Shopping Centet898; Institute of Traffig
Engineers,Trip Generation 6" Ed. 1997; U.S. Environmental Protection Agency idfel
Vehicle and Fuel Emission Laboratory, 2000.

Light Trucks

Type of | Cumulative | Annual Annual CO | Annual Annual CO,
Shopping Annual VOC Emissions | NOy Emissions (Ibs)
Center Vehicle Emissions | (Ibs) Emissions

Miles (Ibs) (Ibs)

Generated
Large Super 70,638,750
Regional
Center 546,127.78 | 4,309,897.30 281,621.45 81,234,562.5
Small Super 51,358,499 59,062,273.85
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Regional 397,066.81 | 3,133,547.1204,755.25

Center
Regional 22,042,231
Center 170,414.61 | 1,344,867.4Q 87,877.62 25,348,565.65
Community | 8,404,578
Center 64,978.13 | 512,790.33 | 33,507.24 9,665,264.70
Neighborhood 1,426,511
Center 11,028.75 | 87,036.02 5,687.19 1,640,487.6%5
Convenience | 472,410
Center 3,652.33 28,823.25 1,883.40 543,271.50
Power Center| 28,846,272

223,018.53 | 1,760,003.82 115,003.86 33,173,212.80
Big Box | 10,024,065
Retailer 77,498.83 |611,600.44 | 39,963.78 11,527,674.75
Large Drug| 115,525
Store 893.16 7,048.55 460.57 132,853.7%
Table 5.2

Sources: Urban Land InstitutBpllars and Cents of Shopping Centet998; Institute of Traffig
Engineers,Trip Generation 6" Ed. 1997; U.S. Environmental Protection Agency idfel
Vehicle and Fuel Emission Laboratory, 2000.

Since the 1960’s automobile emissions have impravgdod deal. However, both the
number of automobiles on the road, and the numbaniles driven, continues to increase often
off-setting gains made through emission improvememiccording to 2004 data obtained from
the Bureau of Transportation Statistics, there vi2&@ 023,485 registered passenger vehicles in
the United States. Passenger cars accounted %6r0b6he 243 million, while trucks accounted
for another 3898 Comparing the emissions figures with the numierehicles on the road
and the drawing power of larger retail centers te®dhe picture of unpleasant air quality
consequences. Being a non-attainment area is mbiow consequences. Without an
improvement in our situation, the area will facengequences such as the loss of federal
transportation funding or stigmatism from businass industry looking to relocate or expand
operations.

Since the initial study many additional retail macs have been built and proposed. As
retail continues to move outward in the regionpmly increases the miles driven and the
emissions generated. Furthermore, larger retagldpments draw from larger markets areas —
also creating more miles driven and subsequentseons. Two examples of new developments
can illustrate the impact. Avon Commons is an 800,square foot retail center in Lorain
County that came online in 2001. This qualifiesaakarge Super Regional Center under the
original study. In addition, there is also a pregd retail center in North Royalton that will
consist of 400,000 to 500,000 square feet of newailre which qualifies as a Small Super
Regional Center under the original study criterReferring back to the tables above, that is an

317 Bureau of Transportation Statics, "Table 1-11: Menof U.S. Aircraft, Vehicles, Vessels, and Other
Conveyances." September 2006.
http://www.bts.gov/publications/national_transptida_statistics/html/table_01_11.html (accessedlA, 2007).
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additional 71 million in annual vehicle miles gesiexd by Avon Commons and another potential
51 million miles that could be generated in Northy&ton.

There are several possible solutions that coulddmpted in Northeast Ohio to curb the
air pollution problem. A 2004 study by Mark Southed suggests several options for
mitigating environmental impacts of developm&fit. Among Southerland’s suggestions are:
development impact fees; development of concemtrat#ivity nodes to center projects around,;
permitting mixed land uses; use of transportati@magement areas; and incentives for location-
efficient development!® Each of these solutions requires participatioralbfstakeholders in
order to implement, fund, or enable. Changes aneghbto occur, for example, in 2006 the San
Joaquin Valley Air Pollution Control District instited an assessment fee to curb their air
pollution problem. The District’s Indirect Sour&eview Program targets the developers and
assesses fees for projects that will generate maffic.>*° The money generated from the fees
will be used to purchase cleaner school buses @ndeahicles as well as pave roads. Impact
fees are not a popular option, but they are beggto receive consideration in other areas of the
country. While perhaps not the likely in Northe@$tio’s situation, something must be done.
The consequences of continuing in non-attainmeunliddoe worse on the local economy.

Policy Recommendations

Transit Oriented Development

A Transit Oriented Development (TOD) project is pixuse, dense development in close
proximity to a transit stop. A core commercial ar®ach as a commercial main street, office, and
a dense residential area should be within a sHonmnipute) walk of the transit stop. The
development should be pedestrian friendly, andeth&nould be a diversity of residents
(encompassing various incomes, ages, races andres)ltand housing types. Mass transit
options should exist around the clock, and ridacukl not have to wait more than 15 minutes
for a bus or traiff?*

A TOD incorporates many sustainable ideas. It ptesitiealthy behavior and helps to
lessen the impacts of sprawl and the automobilexsBreneighborhoods lead to more easily
maintained infrastructure and a tax base that tsspeead thin. Diverse neighborhoods allow
people to remain in the neighborhood throughouir fifetime, as they age, or as their income
fluctuates. Less infrastructure is needed and tib@naobile is a luxury more than a necessity.

By being more pedestrian and transit friendly, aDT@ncourages a healthier lifestyle
through activities such as walking and bicyclingcBeased (and slower) driving leads to less air
pollution, fewer (and less severe) accidents asd fiene wasted idling in traffic. The increased
density and walkability makes a TOD neighborhoagbad place for people to get to know each

318 southerland, Mark T. "Environmental Impacts of fitissed Development from Federal InfrastructureeRtsj"
Environmental Monitoring and Assessm@4f no. (2004): 163-178.
319 ||a;

Ibid.
320 3an Joaquin Valley Air Pollution Control Distri¢tndirect Source Review Program.” February 12,7200
http://www.valleyair.org/General_Info/ISRLoader.h{accessed April 1, 2007).
321 Tumlin, J. and A. Millard-Ball. How to Make Tran€riented Development Work. 200Blanning May: 14-17.
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other, as neighbors sit on their porches, walkhearteighborhood, commute together, and grow
old in the same neighborhood.

Financially, the developer should see increasadnst as more people buy denser living
space. The project is also more financially sustalm to the municipality, which can support
more people on a smaller amount of infrastructiifes could lead to less maintenance, better
maintained infrastructure and possibly lower taxemcreased services. Retail opportunities will
exist at transit nodes. As TODs become more comraomal opportunity also exists for car
sharing and bike stations. Increased density brilogs the cost of housirfg?

Rail transit ridership increases with coordinataad use policies near stations. (Boarnet
1999) Those who live in a TOD are also up to fiees more likely to choose rail for their
commute when compared to people in the surrouncomgmunity. This will improve financial
conditions for public transit departments, redudwitmpact of transportation on the environment
and slow sprawl (preserving forest and farmland)DTshould lead to less air pollution per
capita as fewer automobile trips are made. Theedsed demand for parking could lead to
improved drainage and less surface runoff and ftapd

The impact on community health should also be pesitas people spend more time
walking and bicycling, and less time sitting inithears. People will have more incentive to get
outside, where there are other people and placeattand shop within walking distance of their
home. This will likely lead to increased interactiavith neighbors and a strengthened
community identity. The diversity of housing typesay keep the elderly from becoming
isolated, as they will live in the same neighboith@s young people, couples, families, and
empty nester&?

The following policy shifts at the federal, stateddocal levels could help support TODs:

1. Put a moratorium on new road construction and esipanor at least fund improvements
to existing infrastructure before creating newasfructure’®*

2. Increase funding for Amtrak, local transit orgami@as, and specific transit projects,
including development projects along transit carsd For example, in California, a
percentage of highway funds are used on rail pmejecSan Diego Counti?

3. Create reliable, fast, high speed train servicé (mph) between urban areas in multi-city
regions (i.e. Cleveland, Akron).

4. Create a national network of high speed trains.sTéan be accompanied with a
moratorium on new airports and expansions of aisp6t

5. Use form-based zoning, pedestrian overlay distrietszoning opportunities and other
tools to increase density and decrease parkinge¢esly within a five to 10 minute
walk) near transit stops. Peter Calthorpe recomsaverage residential densities of 10

22 |pid

23 |pid

324\mww.transitorienteddevelopment.org

3% Boarnet, and N.S. Compin. 1999. Transit Orientegdlopment in San Diego County: The Incremental
Implementation of a Planning Idefournal of the American Planning Associati@®(1).

326 \www.transitorienteddevelopment.org
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housing units per acre (15 in more urban develops)&i Density should be highest
closest to the transit stop.

6. Eliminate (or at least decrease) minimum parkingumrements. In Alma Place in Palo
Alto, California, a TOD where parking is free, pdadur demand is at four tenths of a
space per housing urft

7. Encourage wider sidewalks, bike lanes, calmeritiadind street trees.

8. Incorporate local smart growth initiatives into paly funded plans and projects.

9. Use tax (or other) incentives to encourage TOD.

10.Increase the cost of parking.

11.Create and expand partnerships between publiqioatasion departments and employers
and schools to provide discounts and free ridership

12.Provide public art opportunities in the pedestspace.

13. Hide parking garages, so they do not dominateahddcape.

Fuel Cells

Beside TODs, alternative fuels can lessen thespmamation-related environmental
impacts of retail development. There are seve@syof alternative fuels. Some examples are:
Diesel, ethanol, hydrogen, electric and biogasweir, the alternative fuel of focus here is fuel
cells because of its assuredness in productioankiess and automobile manufacturers’ interest
in its use.

In March 2007, Ohio Lt. Governor Lee Fisher annaththat more than $9 million in
grants would be awarded to 13 entities for the adement of fuel cell research and production
in Ohio3?° Nine companies and research collaborations regeiweards to assist in the research,
development and commercialization projects of tedll technologies.

A fuel cell is an electrochemical energy conversil@vice. It produces electricity from
external supplies of fuel and oxidant. These ragatite presence of an electrolyte. Generally, the
reactants flow in and reaction products flow outlevthe electrolyte remains in the cell. Fuel
cells can operate as long as the necessary fl@vsaintained. The materials used in fuel cells
differ in type.

32’Boarnet, and N.S. Compin. 1999. Transit Orientedelment in San Diego County: The Incremental
Implementation of a Planning Ide®urnal of the American Planning Associati@®(1).

328 Tymlin, J. and A. Millard-Ball. How to Make Trangitriented Development Work. 20(Blanning May: 14-17.
329 Us state News, Columbus, OH, “State Awards $%anilfor Fuel Cell Development”, March 28, 2007.
http://www.ulib.csuohio.edu/research/databases¥imdenl.
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Cleveland’s role in fuel cells is bringing companim to produce and distribute the
product. As the country moves from demonstratiana tommercially viable fuel cell product
for the automotive sector, there are three keylehgés to overcome in development: reducing
the cost of production, increasing the durabilityfuel cell use and ensuring reliable startup of
the automobiles in freezing temperatures (there’better place for testing that than Cleveland).
In other words, one of the concepts for fueling v@land’s economy is through research,
development and distribution of fuel cells whichlyerovide a local, national and international
sustainable energy future. It is significant tontien that the funds from the $9 million grants
mentioned above will result in the creation of dis.

In 2002, typical fuel cells had a catalyst conteh$1,000 per kilowatt of electric power
output. However, it is pertinent to remember tiiat high cost of fuel cell development is not
unlike the development in the computer industryn 1B56, a gigabyte of memory cost $10
million. By 1980, the cost had been reduced to3%1®0 per gigabyte. Today the cost is
approximately $1.15.

Methods to manage the challenges in fuel cellsbareg developed by companies like
Wellman Products Group (Solon), Contained Energg, (Shaker Heights) and in academic
research labs like Case Western Reserve UnivetsgyJniversity of Akron and even Cuyahoga
Community College. The intolerance of carbon modexemissions is one of the greatest
challenges to fuel cell production. (Vehicle enmossi of carbon monoxide are greater when the
weather is cold.) Ohio’s inclement weather coudtphposition the state as a national leader in
the growing fuel cell industry.

The fuel cell initiative is an integral part of tfi&ird Frontier Project, a $1.6 billion high-
tech research program designed to create jobs ramgl ftew products to market. To date, more
than $62 million in funds have been awarded to @&l projects across the state. Cleveland is
very capable of receiving a piece of the pie withability to accommodate alternative fuel/fuel
cell companies with suitable facilities for reséaend development and affordable housing for
the researchers, chemists and developers.

153



Silicon Valley achieved its title by the high contation of semiconductor and
computer-related industries in the area. Clevelamdd transform itself from a blue collar town
to a research and development central city—workomgard a greener ecosystem.

More and more automobile manufacturers are comigvath models that run on
greener fuels like fuel cell energy—Ford, Hondaydta, and Volkswagen. A company out of
Connecticut called UTC Power (a United Technolodgiesmpany) is the sole supplier of fuel
cells to NASA for use in space vehicles. The comypas also developing fuel cells for
automobiles and buses. It has been the first copnfrademonstrate automotive fuel cell start-
up under freezing conditions. Companies like UTQldobe persuaded to locate/relocate to
Cleveland receiving the benefits of a city thaadept in production and manufacturing.

The impact of more automobiles on the roads resaolteesidential streets becoming
alternate routes as drivers attempt to avoid maéal rcongestion. In turn, residents experience
increased traffic noise and emissions pollufin.Alternative fuel vehicles are less noisy and
emit fewer fumes than traditional vehicles, therefomaking them less of a nuisance in
residential areas.

If alternative fuels were used, fuel would cosslasd the polluting emissions and noise
would decrease. Jobs would be created and peopldw@ave more money to spend in the
shopping malls of Cleveland and the surroundingudah Most important, Cleveland would
achieve a positive reputation of contributing te tmprovement of a greener atmosphere.

339 Northeast Ohio Regional Retail Analysis, “Gendatail Development Impacts”, Chapter 7, pages 155-1
August 2000
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Conclusion

Retail development can no longer be viewed soletpugh the lens of developer profits or
municipal tax revenues. Whereas retail may haswhcally been looked at as a separate entity
or only mildly related to things such as buildingsonomic development, municipal finance,
watersheds, and transportation policy, it has becwrtreasingly evident that these things are all
interconnected in an incredibly complex manner.

As suburbia and the automobile became a dominace fa the U.S. and the Cleveland region, it
must have seemed like incredible progress, as paspie able to escape urban pollution and
congestion, to live in a big house on a plot ofrtbevn land. The personal freedoms granted by
the automobile allowed people greater mobilitypwlihg retail to locate further from the urban
core (and away from transit routes).

As time has passed, it has become apparent theerealrcosts to this pattern of development and
that this pace cannot be maintained over time. dlbbal population continues to grow and
demand for resources is at an all time high. Laecdessary to grow crops, provide habitat for
wildlife, and naturally absorb rainfall is beinged into parking lots, shopping malls, and other
impervious surfaces. The United States, a couthtay has historically seemed to have an
infinite amount of land, now must come to termshwitie fact that land is a finite resource. This
has brought into light the concept of sustainapilit

The Northeast Ohio region, despite seeing littl@@mpopulation growth, has not been immune.
Unchecked retail development on the region’'s pempthas continued at the expense of the
core. Aging infrastructure goes without maintergrsurface runoff creates flooding and other
problems, old retail facilities sit vacant, and v@mnders spend more time idling in their cars,
increasing physical health problems and pollutimg &ir. In fact, the Cleveland-Akron-Elyria
area was named the nation’s sixth worst air paiuproblem among the nation’s metropolitan
areas in a study done by the American Lung Associgtsing 2003-2005 data3*

It has been stated above that retail must “growrpimoor die”. Northeast Ohio finds itself in a
similar predicament, in a rapidly changing worlt aaime when the world must find a way to
exist in a sustainable manner, Northeast Ohio fimgta way to “grow” or “morph” itself into a
sustainable region, or it will die.

This means making changes, including enacting saintiee policies and practices found in this
paper. This means involving the federal governimstate government, regional organizations,
local governments, businesses, households, anddodis. A more holistic approach that takes
into account retail’s effect on more than just taiter’'s bottom line or municipality’s tax base

331 Schwartz, Noaki. May 2, 2007. L.A. tops list otina’s most polluted. Yahoo News! via the AssodiaRress
AP, Yahoo! News, May 2, 200%ttp://news.yahoo.com/s/ap/20070501/ap_on_sc/palludities 1Xaccessed May
3, 2007).
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must be taken. This means coordinated and imprgMadning that takes into account
environmental, health, and economic concerns estegy of the way.

The bulk of the effort will fall to municipalitieen Northeast Ohio, as regional government
entities in the area have little political powendahe federal and state governments have a much
wider scope. Municipalities should use zoningrioairage density, place controls on retail, and
encourage LEED certified, pedestrian friendly aedthetically pleasing buildings. Zoning can
also be used in the form of Pedestrian Overlayridistand Planned Unit Developments (PUDs)
to create a more sustainable land use pattern.lakidesetback ordinances should be enacted.
Land can also be zoned for agricultural use ompamspace. Local officials should also work to
remove parking minimums, create Community Beneéfiggeements, charge development fees,
and stick clawbacks into projects that use publmney. Efforts should be made to widen
sidewalks, create bike lanes, calm traffic, anahipsdreet trees. Local officials should also make
a firm commitment to regional planning initiativaad consider their neighboring jurisdictions
and the region as a whole when considering projects

County government can use its funding to force mipalities to participate in regional
initiatives. For instance, the county could makenioipalities who refuse to participate in a
countywide tax sharing agreement ineligible to nexecounty funds. Partnerships between
counties could be used to set up a regional ritad bank or something similar. Watershed
planning could be done at a regional level, inalgdihe purchasing of easements. Watershed
planning goals must be backed by the force of kwd (enforced).

At the state level, ODOT should increase fundingtfansit, and focus on maintaining older
infrastructure over building new. NOACA shouldlé suit.

The federal government should increase fundingAimtrak and set up a national network of
high speed trains. Federal funding (and stateomesinstances) can also be used to support
alternative fuel development, high performancedind practices, brownfield remediation, The
Storefront Renovation Program, and innovative locaiatives. Land conservation and blight
elimination should be priorities. Tax incentivé®sld continue to encourage the renovation of
historic buildings and re-use of “functionally okete” retail locations, such as the Euclid Square
Mall. This should include turning some former resées to their natural state.

All levels of government should enact policies sashdemanding that all buildings purchased
with tax payer money be LEED certified. All levets government, along with citizens,
organizations, and businesses must also beginirtk #bout the effects of the current state of
regional retail development and begin to work tkend& more sustainable in Northeast Ohio.
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