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Executive Summary

1
EXECUTIVE SUMMARY:
A Vision for a new Delhi Township Center
Shifting demographics and evolving economic realities have created an opportunity for transformation in Delhi Township.
The Delhi Pike business district is poised to transform into a thriving center of life with a variety of housing options,
shopping and dining destinations and public open space connected by a walkable environment.
As with much of the United States, Delhi Township flourished
during the 1960s and 70s as people, jobs, and wealth shifted from
cities to the suburbs. These new environments became a reality
because of the automobile, leading to development patterns that
catered to drivers (housing located far from workplaces, large
parking lots, strip malls, etc.). Land uses were fully separated, and
commercial areas like Delhi Pike served the surrounding region
without any focus on the community itself. By the turn of the 21st
century, many of these areas had begun to experience decline as
evidenced by higher rates of vacancies, lower property values and a
shift in demand for different retail types.
At the same time, a new trend back towards more urban, walkable,
“Main Street” environments began to emerge. Areas like Overthe-Rhine in downtown Cincinnati that had once been considered
a poor location for investment became vibrant, well-populated
places seemingly overnight. Suburbs that had for the past 50
years attracted the next generation of residents suddenly found
themselves competing against urban areas. Proactive suburbs, such
as Dublin, OH, worked hard to create the environment that this new
generation was seeking.

Artist’s rendering from planning efforts in Dublin, OH.
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According to David Dixon, a national expert in urban design and
planning and principal-in-charge of this effort:
“…today an emerging generation of suburban downtowns marks
a remarkable shift in this narrative. In critical ways these new
downtowns represent a reaction to the privatized nature and
anonymity of their more immediate predecessors. They are
consciously planned. They are typically sponsored by a local
government. They pursue a mission of public benefit rather than
private profit. Most intriguingly, they function in many ways the
way the early railroad suburbs did, with walkable centers, a mix of
uses, and a distinctive character. They succeed in the marketplace by
satisfying a growing demand for places that offer the benefits of being
part of a community. Put another way, they increase economic value
by creating social value. ” – from Retrofitting Suburbia

Delhi Township is embarking on a similar trajectory. For
a “West Side” community that prides itself on tradition and family
ties, ensuring that young generations continue to return home is
paramount to its future success. The Delhi Township Strategic
Redevelopment Plan, nicknamed “Plan the Pike” during the course
of the planning effort, seeks to do just this. It also seeks to create
new environments that will encourage more empty-nesters to
remain, and it focuses on creating amenities to further attract
Mount St. Joseph University students to claim the Pike as their
entertainment destination. And it calls for much, much more as it
lays out a twenty year vision of transformation and revitalization…

Existing Condition at 4958 Delhi Ave

Artist’s Rendering of Proposed Townhome Development Type
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VISION AND GUIDING PRINCIPLES
The community participated in the planning effort from the
very start, with a kickoff visioning event in April of 2015. This
was followed by a three-day placemaking event in June and an
Open House to review the draft plan in August. At each event, the
community was asked to describe their personal vision for the Delhi
Pike Business Corridor as well as to work together to develop a
shared set of priorities. From their work, a collective vision and set
of guiding principles emerged. New development proposals will be
asked to address how the following vision and principles are met.

Support Community

Provide for community/public gathering spaces within new development initiatives,
prioritize development of a town green/village center, actively solicit private
development initiatives that support community, improve conditions for walking within
the corridor, develop funding to support family-friendly activities and programming.

Build Economic Value

Attract new businesses and high-quality restaurants, encourage inclusion of
flexible office space within new developments, prioritize mixed-use developments
to strengthen a Main Street environment, increase job opportunities, create an
environment that is attractive to younger workers.

Improve Quality of Life

Develop a health-and-wellness neighborhood strategy, improve the connections
to parks, organize and promote healthy group activities, provide different housing
choices to support all members of the community, identify and address safety
concerns along the Pike.

Enhance Connectivity

Create pedestrian walkways that connect neighborhoods to key amenities (Kroger)
along the Pike, transform Delhi Park Road into a premier gateway, strengthen
connections to the surrounding single-family neighborhoods, initiate a new planning
effort to identify the viability of bike lanes between Mount St. Joseph University and
the commercial district, create pedestrian connections from the Pike to Embshoff
Woods.

Be Sustainable

Encourage LEED attainment for new developments, promote sustainable stormwater
practices for all new developments, include sustainability goals within design
guidelines, create “Greening Plan” for the commercial district, incorporate favorable
native ecological habitats within new green spaces, improve conditions along creek
south of Pike.

A VISION for Delhi :
Delhi Pike is thriving, and it is again the center of Township life. Like Delhi itself, the Pike is safe and welcoming to all. It represents the
culmination of longstanding community goals for a greater array of choices for shopping, dining, and entertainment; places for families of
all ages to gather; better connections by car, foot, bike, and transit; expanded housing options that serve young and old; improved parks
and public spaces; increased employment opportunities; and opportunities to walk within a Main Street environment and meet friends. The
Pike has emerged as a uniquely 21st-century “village center,” a source of pride for our community, and one of the reasons why new and
returning residents come home to Delhi Township.
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Unmet Market Demand for New Housing Units

MARKET-DRIVEN PLANNING
Understanding the market conditions within the Delhi Pike
corridor was a major component of the plan study. The focus of
the analysis was on how much demand for new residential homes
existed, and how could it positively impact mixed-use development
initiatives. Fortunately, the market for high-quality, multifamily
rental units and townhomes is strong in Ohio, including Hamilton
County and Delhi Township. In addition to the residential market
potential recognized in the analysis, the need for graduate student
housing was discussed during the planning effort, and the Delhi Pike
corridor was identified as a premier location.

5 years

+ 350
+ 600

units

10 years

The market for retail is also healthy, and through stakeholder
engagement, the opportunities for new medical office space and
entertainment venues were identified as potential projects. As the
table below demonstrates, there is the potential to unlock from
$86,000,000 to $100,000,000 in new development within the study
area of this plan.

units

Market Analysis: Delhi Pike Commercial Mixed-Use District
Units
Residential

500

GSF*/Unit
900

GSF*
450,000

Cost**/
Square Ft

Total Cost

$161

$72,450,000

Retail***

40,000 -

80,000

$203

$8,120,000 -

$16,240,000

Office

30,000 -

60,000

$203

$8,090,000 -

$12,180,000

Total

520,000 -

590,000

*GSF = Gross Square Feet, or the total amount of building area (including additional floors)
**Exclusive of land cost. Assumes surface parking (GSF and Cost/SF reflect regional pricing).
***Retail SF includes service-related retail.
SOURCE: W-ZHA, 2015

$86,660,000 - $100,870,000
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A PHASED APPROACH TO PLANNING
Understanding that individual redevelopment initiatives take
years to go from planning to completed execution, it is important to
consider the most effective phasing for catalytic redevelopment.
“Catalytic redevelopment” is a core concept of this plan,
referring to the effect that occurs when a newly designed and
constructed site, or a group of sites, creates momentum that leads

to continued transformation nearby. For example, as a street corner
evolves from a vacant lot into a shopping destination and desirable
place to live, private developers begin to see an opportunity to build
more new destinations nearby to capture the same kind of audience.
Based on the market analysis of the study area, current costs of land,
physical site constraints and other market realities, the following
images represent a potential “build-out”, or pattern of catalytic
redevelopment over time.

By Year 5

By Year 10

By Year 15

By Year 20
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CATALYTIC REDEVELOPMENT
Three specific sites within the study area were identified as being
the most likely locations to spur greater redevelopment of adjacent
properties. Each of these sites went through financial feasibility
testing to understand their ability to attract developer interest.
While each site varied in potential financial returns, all sites were
within the realm of realistic redevelopment. For example, while
the redevelopment of the Remke Plaza holds the greatest promise
for creating a truly authentic “Town Square” environment, the

former Central Hardware store site currently promises to produce
the greatest return on investment. Because of the findings from the
financial analysis, this plan recommends that the Central Hardware
site be the first priority for the Township to seek redevelopment of.
Other areas, including the DelFair Shopping Center at Anderson
Ferry Road and Delhi Avenue, may become stronger candidates for
higher density redevelopment as successful development occurs
within these identified sites.

Central Hardware

O

FIGURE X Three catalytic redevelopment sites identified by this plan.
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GETTING STARTED
The implementation chapter of this report provides a
comprehensive list of implementation initiatives that will help the
Township achieve its goals if undertaken throughout the next 10-20
year period. However, earlier success in bringing new development
to the Pike is paramount to building the momentum needed to reach
the vision expressed in this plan. This plan identifies the following
initiatives as steps to take in 2016:

Gain adoption and endorsement of the Delhi Pike Strategic Redevelopment Plan by the Township
Revise/rewrite existing zoning classifications and regulations to support the recommendations of the plan
• Initiate contract with professional firm with expertise in writing zoning codes
Actively seek out, market, and “sell” catalytic redevelopment sites to local, regional, and national private developers
• Create marketing materials for catalytic sites
• Evaluate sending out a Request for Proposals
• Discuss plan and sites with local development community
• Attend Trade Shows to direct market to development community
• Continue to engage with Mount St. Joseph University regarding graduate student housing
Initiate a study to assess viability of pedestrian and bicycle infrastructure connecting Mount St. Joseph University to
the Pike’s business corridor
Organize and support 2-3 community gathering events within the study area. Examples include farmers market, flea
market, community swap, and musical events.
Develop a 5-year “greening” plan to increase street trees and improve landscaping within the business corridor
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2
CONTEXT ANALYSIS:
Existing Conditions, Context and Opportunities
This chapter summarizes the existing conditions in Delhi Township and analyzes the characteristics of the study area
to gauge the opportunity for transformation in the area. This analysis begins with a review of the Township’s local and
regional context and a summary of the forces driving change in Delhi, followed by the results of a housing market study
and retail market assessment.

CONTEXT
Regional Location
Delhi Township is located north of the Ohio River in Hamilton
County in southwest Ohio, approximately 6 miles west of
Downtown Cincinnati. It is connected to Cincinnati by “Delhi
Pike” (Delhi Avenue and Fairbanks Avenue) and US Highway
50 – River Road. It is connected to Kentucky to the south by the
historic Anderson Ferry across the Ohio River; the nearest bridge to
Kentucky is Interstate 71/75 in downtown Cincinnati.
History
Originally settled by Europeans in the late 1700s and early 1800s,
Delhi Township has grown from a rural farming community to a
suburban community of 29,510 people in 2010 (US Census).

South Bend was the first village of European settlers founded near
Delhi, created in 1789 with the opening of the Northwest Territory.
Delhi Township was founded in 1816 and the river communities
around current Cincinnati grew rapidly during this time.
Delhi was originally an agricultural community and farmers grew
grapes, dairy and vegetables, selling their produce at Cincinnati
markets. By the late 1800s, Delhi was also a regional leader in flower
sales and eventually became known as the “Floral Paradise of Ohio.”
The hills around Delhi remained farmland into the middle of the
20th Century despite expanding suburban development around
Cincinnati. After World War II, the global economy began to
undercut Delhi flower and agriculture prices and properties began
to be sold to developers. Housing and commercial uses began to
replace farmland and over the following decades, Delhi transformed
into a quiet suburban community that emphasizes neighborhood
and family.

10
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Forces Driving Change
Just as the shift in demand for housing in the post-war period
transformed Delhi from a pastoral landscape into a bedroom
community, urban and suburban centers today are transforming
in response to major demographic shifts nationwide. These
changes reflect new lifestyle and market preferences with dramatic
implications for urban form, culture, and economies.
From the 1950s through the 1990s, families with children
represented the nation’s largest demographic group. In 2015, singles
and couples represent the majority of households in virtually
every region. Whereas families typically prefer detached single
family homes, singles and couples are much more likely to prefer
multifamily housing types in general. At present, this demographic
shift and associated change in predominate housing preference has
not been reflected in the nation’s housing stock. As a result, in many
regions, there is a growing surplus of detached single family homes
and increasingly acute shortage of multifamily choices.
Throughout the second half of the 20th century, the nation’s housing
market was largely homogeneous: the bulk of demand sought single
family houses in suburban communities. As a result, the bulk of the
housing inventory is homogeneous, both in type and context. During
the 21st century, however, market demand has fragmented as more
households seek alternative and diverse housing options. As the
Urban Land Institute states, “We are a nation of niches.” In 2015,
the nation’s housing builders are shifting to accommodate more of
these diverse preferences, both by producing more varied housing
types and developing in new contexts such as urban and suburban
downtowns. Nevertheless, evolving demand continues to outpace
emerging supply.
From the 1950s through the 1990s, people under age 50 represented
the largest share of national population growth. These young and

middle-aged people tended to be net buyers of single family homes,
fueling a consistently growing supply of houses. However, in 2015,
people over age 65 will represent the largest share of population
growth in most regions. As people over age 62 are historically net
sellers of houses, the nation’s suburban communities are facing an
emerging oversupply of detached single family houses.
Real estate trends are evolving as the Millennial and Baby Boomer
generations age and as economic conditions change. Overall, there
is a projected “inversion” in housing demand by type over the next
15 years: in 2008, single family homes outnumbered multifamily
units, but by 2030 there will be nearly three times as much demand
for multifamily units as detached single family houses.
All of these national demographic shifts and resulting changes in
housing demand are occurring in Ohio. Most notably, the state’s
population includes a higher proportion of seniors than the national
average (approximately 14% of total population and increasing).
Ohio’s growing senior population is likely to sell homes faster
than the proportionally shrinking young and middle-aged family
population can buy them, creating an oversupply.
Demographics and the housing market: Delhi Township
Delhi Township’s demographic composition reflects the trends
described above. Among age groups likely to currently own a single
family home, a majority within the Township are among the cohort
of “net sellers,” meaning they are older and likely considering
downsizing options. Nationwide, these older age groups are
selling substantially more houses than they are buying, typically
in favor of smaller, more walkable options such as apartments and
condominiums in more town center settings.
Comparing demographic information to the Township’s housing
stock further illustrates an imbalance between housing preference
and available housing units. Nationally, 1- and 2-person households
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EXHIBIT 1: Demographic features in the Study Area
Delhi Township and Hamilton County
Study Area

Delhi Township

Hamilton County

EXHIBIT 2: Groups Likely to Own a Single Family Home
Study area, Delhi Township

$69,540

$49,104

Age 30-49 (today’s net buyers)

Median Home Value $112,896

$144,100

$146,900

Age 20-29 (tomorrow’s net buyers)

Median Monthly Rent $603

$597

$567

0 - 4 6.9%

5.7%

6.6%

5 - 9 7.1%

6.5%

6.4%

10 - 14 9.6%

7.8%

6.5%

15 - 19 8.1%

8.2%

7.2%

20 - 24 8.6%

6.7%

7.4%

25 - 29 7.1%

5.4%

7.2%

30 - 35 5.7%

5.0%

6.2%

35 - 39 6.9%

5.6%

5.9%

40 - 44 6.2%

6.5%

6.3%

45 - 49 7.3%

8.0%

7.3%

50 - 54 5.6%

7.4%

7.6%

55 - 59 5.7%

6.5%

6.7%

60 - 64 4.7%

5.2%

5.3%

65 - 69 3.1%

3.8%

3.7%

70 - 74 2.1%

3.1%

2.9%

75 - 79 2.0%

3.0%

2.5%

80 - 84 1.8%

2.8%

2.1%

85+ 1.6%

2.8%

2.0%

No schooling completed 1%

0.2%

0.7%

Nursery school 0%

0.1%

0.0%

Kindergarten 0%

0.0%

0.0%

1-4th grade 0%

0.1%

0.4%

5-8th grade 4%

1.4%

1.9%

Some high school 7%

6.5%

8.7%

29.4%

24.2%

3.6%

3.1%

Median Household
Income

$50,072

Median Housing Cost

Age Groups

Age 60+ (today’s net sellers)
Age 50-54 (tomorrow’s net sellers)

22%
25%
37%
16%

Source: ESRI 2010 Census Profile

EXHIBIT 3: Household Types v. Housing Unit Types
Study area, Delhi Township

1 and 2 person households
3+ person households
Single Family Housing Units
Multifamily Housing Units

76%
24%
87%
13%

Source: ESRI 2010 Census Profile

Educational Attainment

High school diploma 31%
GED 4%
Some college 25%

22.0%

20.2%

Associate's degree 10%

9.4%

7.6%

Bachelor's degree 12%

19.5%

20.4%

Master's degree 3%

6.2%

8.7%

Professional school degree 1%

1.2%

2.5%

Doctorate degree 1%

0.4%

1.5%

Source: 2008-2012 US Census Bureau American Community Survey

tend to prefer multifamily housing types and rental tenures over
single family houses and homeownership. As these households
are smaller and typically either on the younger or older end of the
spectrum and thus at the beginning or end of their careers, they
prefer the more compact multifamily typology and the more flexible
rental arrangement. As the charts above demonstrate, these smaller
households comprise 76% of all households within the Township
but their housing type preferences are only represented by 13% of
existing housing stock.
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MARKET STUDIES
Overview
As introduced above, shifting demographics are driving a
nationwide shift in prevailing market preference from single family
homes and auto-oriented commercial development in suburban
settings to a variety of housing options (including a large portion of
multifamily choices) in a pedestrian-oriented, transit-connected,
mixed-use environment. The success of these more complex and
urban districts depends on a critical mass of both housing density
and lifestyle choices within a walkable radius.
Generally, 1,000 to 2,000 housing units within a 5-10 minute
walking radius represents the density required to fully activate and
support a block of neighborhood retail. This could be considered
the first critical building block necessary to establish initial
momentum that can catalyze subsequent redevelopment. A mix of
housing, shopping, recreation and other choices within a 5-minute
walk builds quality of life and makes active transportation (i.e.
biking or transit) a viable choice for most people. Combined with
adequate critical mass of density, this mix will attract the swelling
demographic segments described above that increasingly prefer
more urban lifestyles and demand these qualities.
Understanding the market conditions within the Delhi Pike
corridor was a major component of the plan study. The focus of
the analysis was on how much residential potential existed, and
how it could positively impact mixed-use development initiatives.
Fortunately, the market for high quality multifamily rental and
townhomes is strong. Based on the market analysis undertaken
for the plan initiative, the residential market could support
approximately 300-350 new housing units—or 285,000 to 332,000
square feet of new residential development—over the next five
years. Assuming the success of implementing this development,
there is the opportunity for up to 600-700 units over the next ten

years. An estimate of between 15,000 – 30,000 square feet of smallscale retail could be supported within the first floor of mixed-use
developments within the targeted areas.
Residential
This analysis identifies the depth and breadth of the market for
newly-introduced housing units that could be developed along
the Delhi Pike business corridor. The study details the optimum
market position for a residential component, to be constructed in
conjunction with commercial uses, and the target residential mix
for up to 300-350 new dwelling units that could be developed in the
Study Area over the next five to seven years.
The depth and breadth of the potential market for new housing
units to be developed within the Pike corridor were determined
through analysis of the housing and neighborhood preferences
and financial capacities of the draw area households, identified
through Zimmerman/Volk Associates’ proprietary target market
methodology. The methodology includes analysis of migration,
mobility and geo-demographic characteristics of households
currently living within defined draw areas.
EXHIBIT 4: Market Potential Draw Area
Percent of
Market

Draw Area
Delhi Township

25%

Balance of Hamilton County (primarily Cincinnati)

55%

Surrounding Counties

8.5%

Balance of Ohio and Midwest

15.6%

Source: Zimmerman/Volk Associates, Inc., 2015
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Who would the new residents be?

74%

Younger singles and couples

15%

Empty nesters and retirees
11%
Traditional and non-traditional families
EXHIBIT 6: What new residents can afford:
multifamily monthly household rent ranges
Market analysis study area*, Delhi Township
Number of
units

Percent of
units

$750 - $1,000 / month

135

28.4%

$1,000 - $1,250 / month

160

33.7%

$1,250 - $1,500 / month

85

17.9%

Rent Range**

EXHIBIT 5: Primary demographics
Market analysis study area*, Delhi Township
Population

57,100

$1,500 - $1,750 / month

50

10.5%

Households

20,900

$1,750 - $2,000 / month

25

5.3%

20

4.2%

475

100.0%

Median income

$45,735

$2,000 and higher / month

Per capita income

$22,462

Total

% college degree or higher

22%

Source: W-ZHA; Environmental Systems Research
Institute (ESRI)
*The market analysis study area drew from a slightly larger
area than the Strategic Redevelopment Plan study area,
including parts of Delhi Township and Cincinnati

Source: Zimmerman/Volk Associates, Inc., 2015
*The market analysis study area drew from a slightly larger area than the
Strategic Redevelopment Plan study area
**The market-entry rents and price points for new market-rate housing units
that could be developed within the study area are derived from the income
and financial capabilities of the 700 draw area target households with annual
incomes at or above $50,000 - see Appendix for full report.
*** The total number of potential new multifamily units is based on the average
annual market potential for new housing units with the Plan Study Area (see
following page).
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What are they looking for?

32.7%

Single family detached for-sale
(houses including low-, mid- and high-range pricing)

45.7%

Multifamily for rent
(lofts, apartments, leasholder)
12.0%
Single family attached for-sale
(townhouses/live-work, fee-simple/condominium
ownership)

9.6%

Multifamily for-sale
(lofts/apartments, condo/coop ownership)

EXHIBIT 7: Average Annual Market Potential for New Housing Units within the Strategic Redevelopment Plan
Study Area
Number of
Households

Percent of Total

Multi-family for-rent (lofts/apartments, leaseholder)

475

45.7%

Multi-family for-sale (lofts/apartments, condo/co-op ownership)

100

9.6%

Single-family attached for-sale (townhouses/live-work, fee-simple/condominium ownership)

125

12.0%

Single-family detached for-sale (houses including low-, mid-, and high-range pricing)

360

32.7%

1,060

100.0%

Housing Type

Total
Source: Zimmerman/Volk Associates, Inc., 2015
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Retail Assessment
W-ZHA conducted an assessment of the retail and other market
conditions within the Delhi Pike Corridor. The assessment included
a site tour, multiple stakeholder interviews with local market
experts including realtors, developers, appraisers, trade associations
and more, as well as analysis of ESRI and other market data sets.
Key findings are listed below.
Retail competition does exist. The Glenway/Werk retail cluster is
within a 10-minute drive from the Kroger on the Pike. This cluster
consists of big box community retail like Home Depot, Dick’s
Sporting Goods, and Target. National retail tenants interested in
penetrating the Western Hills market, will likely gravitate to the
Glenway Avenue and Werk Road cluster rather than Pike because
the Glenway and Werk retail cluster is more robust in terms of retail
offerings and traffic counts are higher.
Nonetheless, Delhi Pike is still an attractive location for tenants
seeking to serve the adjacent neighborhoods. There are almost
60,000 people and almost 21,000 households within the Pike’s
primary trade area. This population concentration is generally
within a 5-minute drive. These demographics can support
community retail.
Rents are low on Delhi Pike except at the Kroger center. Interviewees
suggested that space can be leased on the Pike for $5.00 per square
foot net and this is considered low rent for the market. A strong
rent on the Pike is $10.00 per square foot net. The Kroger shopping
center is reportedly charging $10 to $15 per square foot net.
Common area charges generally run at $3.00 per square foot.
Rents need to be higher to justify the cost of new, mixed-use
construction. Rents on the lower end can likely support renovations
and/or retail store (as opposed to mixed-use) construction.

Student population adds strength to retail market. Mount St.
Joseph University has approximately 2,300 students. The campus
is within a mile of the Study Area. University students patronize
existing businesses along the Pike. Interviewees indicated that the
University student population played into Chipotle’s decision to
locate on the Pike.
Potential store-types targeted to the student market include: local
coffee shop with Wi-Fi; fast casual food like Blaze Pizza, Noodles &
Company; electronics and pharmacy.
Surplus and Leakage. As would be expected for a commercial strip
oriented to serving the day-to-day needs of nearby neighborhoods,
there is considerable spending leakage for store-types like furniture,
apparel, and general merchandise. The Pike’s food and beverage
stores (like Kroger) draw customers from outside the trade area.
Opportunity for additional pharmacy. There are two pharmacies
on the Pike – Kroger’s and Walgreens. Although the chart below
indicates only a small percentage of leakage in health and personal
care stores, it has been W-ZHA’s experience that pharmacies
aggressively position themselves for market share. At the rule
of thumb of one pharmacy per 18,000 people, the trade area can
support three pharmacies.
Restaurant opportunities. The data indicate that the trade area is
sufficiently served with drinking places and fast food restaurants
(“limited-service eating places”). There is spending leakage,
however, in the full-service restaurant category and special food
services. Existing full-service restaurants in the trade area capture
less than half of the trade area’s restaurant spending potential. This
is consistent with interviewee observations that Frisch’s is a strong
performer and Chandler’s (outside of the Study Area) is very busy.
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EXHIBIT 8: Percent of Expenditure Inflow (Negative Numbers) and Outflow (Positive Numbers) by Store-Type
Delhi Pike Trade Area, Ohio

-20

-10

LEAKAGE

SURPLUS

Motor Vehicle & Parts
Furniture & Home Furnishing
Electronics & Appliance
Bldg Materials, Garden Equip. & Supply
Food & Beverage
Health & Personal Care
Gasoline Stations
Clothing and Clothing Accessories
Sporting Goods, Hobby, Book and Music
General Merchandise
Miscellaneous Retail
Non-store Retail
Food Services & Drinking Places

0

10

20

30

40

Leakage/Surplus Factor

Source: ESRI Business Analyst

EXHIBIT 9: Food and Drink: Percent of Expenditure Inflow
(Negative Numbers) and Outflow (Positive Numbers)

Delhi Pike Trade Area, Ohio

-20

Source: ESRI Business Analyst
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The demographics of Delhi also suggest that sit-down restaurants
(as opposed to fast food establishments) may have potential.
According to ESRI’s psycho-demographics data, 60 percent of the
households are empty nesters and/or want-to-be empty nesters.
This demographic dines out more than the average household.
Another 10 percent are middle- to upper-class families that tend to
dine out a lot.
Medical uses may offer infill opportunities on the pike. There are
two medical office sites in Delhi both near the Corner of Rapid
Run and Anderson Ferry. TriHealth has physicians at 425 Farrell
Court. Delhi Pike’s trade area contains 60,000 people. There are
30,000 Township residents with an average age of almost 40 years.
It appears that there is relatively little medical office space for this
market.
Not only is there relatively little medical office space in Delhi, but
there is also significant competition between Christ Hospital, Mercy
Hospital, UC Physicians and TriHealth for market share in the
Cincinnati market. Moving into retail space is not unusual for health
systems. According to one interview candidate, Mercy moved into
a former Kroger store and Christ Hospital moved services into a
former Blockbuster video store.
If the health systems need new space they typically team with a
developer and enter into a turn-key deal. If they are moving into an
existing space they typically require $120 to $150 per square foot of
fit-out. Medical uses are willing to pay more rent than retail uses.

STUDY AREA INVENTORY
In order to identify strategic redevelopment locations in Delhi,
the Township’s physical, social and economic characteristics
were thoroughly researched and mapped. These included the
current zoning, vehicle traffic counts, property values, vacant and
underutilized land, property ownership, publicly owned land/
parkland, symbolic locations, and other relevant data.
The findings of this analysis was synthesized to inform ideal
development locations, which is detailed in the next section of this
chapter. Associated maps can be found in the appendix of this plan.
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IDENTIFYING STRATEGIC
REDEVELOPMENT SITES
Methodology/criteria
New development requires a combination of factors in order to
succeed. Many different factors, like affordability of land or proximity
to roadways, may make a parcel more or less ideal for development.
Some factors, like the presence of anchor institutions that will not
change, make some land unfeasible for development.

Individual layers of information can be visually stacked on top of
each other so that they overlap. The areas of overlap help begin to
identify areas that may be more feasible for development due to a
combination of factors. The graphic below highlights how this existing
conditions analysis will be used to inform strategic redevelopment
site identification:

By combining the inventory of site characteristics, the layers
of information can be synthesized to identify strategic sites for
redevelopment. The following diagrams combine the maps from
the Study Area Inventory (see Appendix) into three categories: “Use
and Access” (existing land use/zoning and transportation access),
“Developable Land” (available land, property value, utilization, large
holdings and lot size) and “Placemaking” (public land, walkability,
symbolic locations and infrastructure), each of which presents
different opportunities for future development. These synthesis
maps are then combined to present an overall summary of the
opportunities and constraints for feasible development in the study
area.

EXAMPLE:

KROGER

KROGER

REMKE
DELFAIR

KROGER

REMKE
DELFAIR

KROGER

REMKE
DELFAIR

REMKE
DELFAIR
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USE AND ACCESS
The overlap of existing land use and transportation shows
existing conditions and highlights where there is already a mix of
uses or vacant land that is proximate to transportation routes.
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DEVELOPABLE LAND
Overlapping information about parcels begins to illustrate areas
more feasible for redevelopment. The map above combines the
boundaries of surface parking lots, parcels with land value under
$250,000 per acre, utilization rates under .25, vacant properties,

large holdings and lots greater than 1 acre. Sites that are unlikely
to change are kept white, and darker areas represent land that is
theoretically then more feasible to redevelop than lighter areas.
This does not mean that land outside of the areas highlighted
cannot be developed; it simply identifies areas with the least
amount of barriers to development.
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PLACEMAKING
Combining the symbolic sites and anchor institutions with
walkable areas and natural amenities of the Township begins
to highlight areas where development could take advantage
or enhance these features. “Gateways” into the study area or

into the commercial area could be developed to help define the
character of the neighborhood and catalyze future development.
Additional housing located within walking distance from the
natural amenities may be desirable.
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FINAL OVERLAY
A final overlay of easily developed parcels, places with
“placemaking” potential and places with an existing mix of uses
near transportation routes reveals an illustrative diagram of
strategic redevelopment feasibility. The darkest portions of this

map highlight general areas that may be most important to address
when planning for the transformation of the Township, and invite
further investigation into the specific context surrounding each
site.
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CONCLUSION
The analysis and synthesis of existing conditions in the Township
demonstrate that it is poised for transformation as the demographic
and housing market realities of the community demand more
multifamily, mixed use and walkable development. The Township
can strategically prepare for this transformation by planning
development in areas that are not only economically feasible, but
which also take advantage of Delhi’s existing natural and cultural
assets.
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3
COMMUNITY INVOLVEMENT:
Outreach, Engagement and Collaboration
More than 150 Delhi Township residents participated in one or more of the three Plan the Pike events, and online
outreach through email, websites and social media reached over hundreds of additional people. The entire planning
effort was overseen by an Oversight Committee made up of Delhi residents and other leaders from the community. The
feedback and suggestions that came out of these conversations guided the planning process and led to a plan that
reflects the characteristics, preferences and aspirations of the Delhi community.
Kick-off Event
April, 2015, marked the official public kickoff of the Delhi Pike
Strategic Redevelopment Plan process. The first event was held
at the Glen Carter Lodge in Delhi Park on April 20th from 6:308:00pm. More than 125 residents participated and worked together
to provide both personal and shared insights into what they would
like to see for the future of the Delhi Pike Corridor.
The planning team developed and presented a series of posters for
the event, highlighting some of the current conditions within and
along Delhi Pike. These included current land use classifications,
property values, and key demographic data on the surrounding
community residents.
As residents signed in, they were asked to participate in a visual
assessment exercise. Two posters depicted a series of images of
recent developments across the country, primarily “town centers”
and “lifestyle centers.” Examples of images included outdoor eating

and shopping areas, “Main Streets,” small public spaces, and mixeduse buildings featuring retail, commercial and residential uses.
Residents were given five dots and asked to choose which images
they found most appealing. Responses varied widely.
The event included a presentation by Steve Kearney, project
manager from the consultant team. Kearney discussed how shifting
demographics could positively impact the redevelopment of the
Pike corridor.
After the presentation, residents were asked to write down their
personal vision for the Pike. The most common elements of these
visions are highlighted in Exhibit 10.
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EXHIBIT 10: Common Elements from the Community’s Visions
The corridor should be a self-contained living area; entice residents to
stay in the community for shopping/dinning/entertainment instead of
spending their money in other areas.
Improved quality and variety of available amenities; there should
be more high quality shopping and dining options (including some
with outdoor seating), with fewer fast food and chain restaurants and
cheap retail. Give opportunities to local, small businesses instead of
corporations.
The corridor should have a sense of identity- embrace the “floral
paradise” and the German heritage
Demolish or revive vacant and decrepit buildings and parking lots.
Enhance visual appeal with street trees, decorative lighting, consistent
signage, benches, flower pots, etc. Move wiring underground, and
where possible, move (well-lit) parking lots behind storefronts.
Create green space and a community meeting place for all ages to
gather for outdoor concerts, movies, farmer’s market etc. Improve the
existing parks by enhancing the entrances and updating bathroom
facilities.
Build mixed use buildings- ground level stores with office space or
residential above
Improved circulation to link residential areas with commercial, include
sidewalks, bike paths, access roads, and possibly a shuttle service for
the elderly and handicapped.
There should be a balance between a college town atmosphere and a
safe family environment; and amenities to attract both demographics

Below are four specific examples that capture that the strongest
community sentiments:
“For me, a revitalized Delhi Pike Corridor would provide the goods,
services, and aesthetics that I currently drive away from home
to receive. Firstly, a venue to enjoy leisure time with family and
friends, [which] means clean, modern facilities to enjoy a meal,
coffee, or shop for apparel or gifts. Also, a place that provides some
sort of recreation for children; viable playgrounds are places I drive
to find. An attractive green space to have a conversation, take a walk,
or enjoy the “buzz” that comes from a people filled space. Clean,
safe, well populated, attractive areas are what I seek. It would be
great if that’s right in my backyard!”
“We need sidewalks and plenty of street lights. A main street feel
with a common green space, maybe a fountain where people can
attend a community concert, a movie night in summer, a farmers
market. Bike, family, and pet friendly. Less chain stores, more
unique restaurants. This becomes the living room of the community.
A social gathering place. Mixed residential/commercial. […] Delhi
Pike could become an avenue look- beautification. Need some lower
maintenance town homes that don’t look like apartment buildings.
We were the flower capital of OH- where are the flowers?”
“Delhi would have a nice balance between a suburb focused on
families and a college town atmosphere. The Pike would feature
a diverse selection of specialty restaurants, multi-family housing
options, off campus student housing, as well as medical-focused
businesses that could easily support a large group of students that
are searching for internship opportunities. Delhi will be walkable
and feature numerous floral arrangements that showcase how Delhi
is the floral paradise of Ohio.”
“I would like to see a ‘small town’ business look. Trees and greenery
along with small shops that you can walk to. We have the big grocery
but have lost our bakery, butcher shop, produce shop. Maybe if we
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could have an area that’s like the Township ‘square.’ I don’t consider
the park a gathering place. It seems more of a sports complex than
the park it used to be with concerts. Maybe a farmer’s market on the
square type thing.”
During interactive table exercises, participants listed the
opportunities and challenges they perceived in the area and
identified changes they would like to see. New green spaces,
improved pedestrian amenities, bike paths, improved connections
between the Pike and the Park, more retail, and new high quality
restaurants were common themes across the tables.

Placemaking Workshop, June 2015
The consultant team visited Delhi again in June, 2015, to host a
three-day Placemaking Workshop, during which residents learned
about the plan and gave feedback on their preferences and concerns.
On June 9th, over 20 residents attended an initial review of the
analysis done by the planning team. Participants of this first event
collaborated on a mapping exercise to identify their most traveled
routes through the study area, their most frequented establishments
and their desires for new forms of retail, entertainment or
residential areas. The Kroger grocery store, Walgreens, Wild Mike’s
restaurant and Remke shopping area were the most commonly
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Delhi Township Administrator Pete Landrum introduces the Plan the Pike effort to
attendees at the June 11th Open House .

Participants drew over maps of the area to identify where they would prefer to see new
development.

frequented establishments in the study area. More open green space
and family-oriented athletic/play space was commonly requested,
along with a greater variety in dining options, cafes and outdoor
eating areas. Residents suggested that new development in the area
should start with the area north of Delhi Pike and east of Delhi Park
Road.

combined results of the planning team’s analysis research and
initial urban design and development concepts.

On June 10th, the planning team held a public planning workshop
in which they drafted urban design schematics and sketch visuals
to reflect what they had heard from the community the evening
before. These images were presented along with the team’s analysis
results to the Delhi Township Strategic Redevelopment Oversight
Committee on the evening of June 10th, and to the Township Board
of Trustees in their public meeting on June 11th. A video recording
of this presentation is available on the Delhi Township website (
delhi.oh.us).
On June 11th, an open house public meeting drew over 50 residents.
Delhi Township staff and Stantec consultants presented the

Public Meeting, August 2015
A public meeting was held on August 27th, 2015, during which
the planning team presented the first draft of concept plans and
research to the community. Over 50 residents participated in the
event. After a presentation was given to highlight the key elements
of the draft plan, the community reviewed and prioritized the
implementation initiatives being recommended.
Media Coverage and Online Participation
The Plan the Pike effort was covered by a variety of online, print and
television media. Thousands of Delhi residents were also reached
via social network outreach efforts by the Township, and hundreds
of residents commented on draft planning materials via Facebook.
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Online media and outreach efforts reached hundreds to thousands of viewers. Announcements of planning updates on Facebook received hundreds of “likes” and “shares.”
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Participants in the August, 2015 public meeting reviewed the first draft of the Plan the Pike: Delhi Township Strategic Redevelopment Plan.
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4
VISION AND PLANNING PRINCIPLES:
Priorities for Delhi Township
The following chapter outlines a new vision for Delhi Township and the principles for the Plan the Pike initiative that grew
out of the analysis and outreach led by the Township and planning consultants. This community-driven vision establishes
priorities that will guide new development, Township activity and community efforts.
Strengths and Challenges
During the three community events residents identified the major
strengths of the Township and the major challenges the study area
faced. The planning goals that emerged later focused on enhancing
the Township’s existing assets, like Delhi Park, access to downtown
Cincinnati and family-oriented neighborhoods, while overcoming its
challenges.

STRENGTHS
•
•
•
•
•
•
•
•
•
•
•
•

The park
Excellent schools
Great safety services (police, fire, etc.)
Family-friendly, family values
Vacancies, room to grow
Wide road in good shape, street cleaning in winter
Kroger’s
Committed to local success
Good access to downtown Cincinnati
People care about the area, passion about the community, pride in neighborhood
Mount St. Joseph University
Property is affordable

CHALLENGES
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Too many strip centers
Not attractive, deteriorating storefronts and parking lots
No service roads, no access to main highway
Vacancies and abandoned storefronts
Flight to the west, need population to support plan
No existing community of young professionals
Too much fast food, dollar stores and check cashing
No reason to spend time on the Pike
No neighborhood identity
Not enough sidewalks,no bike paths,
Lack of unique retail, restaurants or outdoor dining
Lack of trees
Lack of activity for children
Overhead utility lines
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A Vision for Delhi Township
The following vision statement grew out of the conversations that
residents, planners, business owners and visitors to Delhi shared during
the planning process. This vision statement imagines a Delhi Township
of the future that embraces the community’s values and works toward
the goals set forth in this plan.

A VISION for Delhi:

“

Delhi Pike is thriving, and it is again the center of Township life. Like Delhi itself, the Pike is
safe and welcoming to all. It represents the culmination of longstanding community goals
for a greater array of choices for shopping, dining, and entertainment; places for families
of all ages to gather; better connections by car, foot, bike, and transit; expanded housing
options that serve young and old; improved parks and public spaces; increased employment
opportunities; and opportunities to walk within a Main Street environment and meet friends.
The Pike has emerged as a uniquely 21st-century “village center,” a source of pride for our
community, and one of the reasons why new and returning residents come home to Delhi
Township.

”
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Community Principles
A set of principles was established early in the summer of 2015 by
the participants in the planning process. These principles inform the
Township’s goals for Delhi Pike and the surrounding area, and led the
community to embrace a new vision for what their community could
be.

Plan the Pike PRINCIPLES:
Support Community

Provide for community/public gathering spaces within
new development initiatives, prioritize development
of a town green/village center, actively solicit private
development initiatives that support community,
improve conditions for walking within the corridor,
develop funding to support family-friendly activities
and programming.

Build Economic Value

Attract new businesses and high-quality restaurants,
encourage inclusion of flexible office space
within new developments, prioritize mixeduse developments to strengthen a Main Street
environment, increase job opportunities, create an
environment that is attractive to younger workers.

Improve Quality of Life

Develop a health-and-wellness neighborhood
strategy, improve the connections to parks, organize
and promote healthy group activities, provide
different housing choices to support all members of
the community, identify and address safety concerns
along the Pike.

Enhance Connectivity

Create pedestrian walkways that connect
neighborhoods to key amenities (Kroger) along
the Pike, transform Delhi Park Road into a premier
gateway, strengthen connections to the surrounding
single-family neighborhoods, initiate a new planning
effort to identify the viability of bike lanes between
Mount St. Joseph University and the business
corridor, create pedestrian connections to Embshoff
Woods from the Pike.

Be Sustainable

Encourage LEED attainment for new developments,
promote sustainable stormwater practices for all
new developments, include sustainability goals
within design guidelines, create “Greening Plan”
for the business corridor, incorporate favorable
native ecological habitats within new green spaces,
improve conditions along the creek south of the Pike.
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PRECEDENTS:
Examples of similar development
During the planning process, case studies of similar redevelopment initiatives from across the United States developed a benchmark for appropriate
scale, successful urban design elements within suburban contexts, and ability to create authentic-feeling public spaces. The following examples were
presented during the placemaking workshop to help residents envision what new development initiatives could look like.

NEW TOWN SQUARES/OPEN GREEN:
These are new public squares built elsewhere in the US. Public spaces like these bring the community together for large
events and through everyday interaction, and they help to boost the economic success of nearby retail, restaurants and entertainment.
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TOWNHOME DEVELOPMENT:

These are examples of recent townhome residential developments in other parts of the country.
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ACTIVE PUBLIC REALM:
Above left and right, a new development in Crocker Park, midway between Cleveland and Elyria, features “activated” public space achieved
through the use of sidewalk amenities like furniture along walkable retail streetscapes and through regular programming that brings events like concerts to the mixed-use
district. Below are examples of activated streetscapes and well-used pedestrian and bicycle trails.
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MIXED-USE WITH GROUND-FLOOR RETAIL:
This popular form of mixed-use development features a ground floor of retail shops, cafes and restaurants along
the sidewalk, underneath several floors of multifamily housing.
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WALKABLE STREETSCAPES: These examples show how furniture, street trees, pedestrian scale lighting, healthy landscape, awnings and a variety of pavement materials
help make a streetscape friendly to pedestrians.
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5
STRATEGIC INITIATIVES:
How to Achieve Delhi’s Vision and Goals
The following chapter identifies strategies that Delhi Township government, residents, developers and business owners
can utilize to work toward Plan the Pike’s goals. These strategies target new development and construction as a main
source of leverage for transformation of the built environment. This new development will also become a future source of
revenue for enhancements to the public realm.

INITIATING CATALYTIC REDEVELOPMENT
The core focus of the strategic initiatives presented in this chapter
is to accelerate the conversion of what is currently an aging strip of
commercial retail along the business corridor of the Pike into a more
urban, Main Street environment. The most effective strategy to achieve
this is to initiate new strategic developments that bring attention, value
and ultimately further development to an area. These sites are viewed as
high-profile, “catalytic” projects that possess the potential to transform
the area surrounding them. In this context, redevelopment is viewed
as a catalyst because it signifies reinvestment in an area, enhances
and improves the physical appearance of the community and attracts
additional development.
It should be noted that the development scenarios presented in the plan
are not actual development plans seeking entitlement and construction,
but rather realistic versions of the type and quality of development that
is both possible in the area and desired by the community. The concept
plans shown here illustrate an example of how the strategies outlined in
this Plan can be applied to instigate new, positive development.

The catalytic project recommendations are based on an analysis of
market realities and urban design opportunities. Sites that were more
easily acquired (with low property values or nearby parcels owned by
the same entity) were preferred, as were sites that were highly visible or
located near current activity. The selected catalytic redevelopment sites
shown in this plan and illustrated on the following page are:
1. Central Hardware: The former hardware store site at 4958 Delhi Ave
2. Remke: The Remke Plaza
3. East of Greenwell: The southern side Delhi Pike between Greenwell
Avenue and Don Lane
It should be noted that site acquisition, development partnerships, market
potential, site characteristics, and development economics must all be
aligned for a development scenario to become a built reality. Additionally,
as these variables shift over time, other locations like the DelFair
Shopping Center or smaller properties may become available. While the
development program will change to accommodate the physical realities
of any individual site, the character and spirit of the design should align
with the recommendations of this plan.
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Existing Condition at 4958 Delhi Ave

Existing Condition along Delhi Pike

Central Hardware

Remke

East of Greenwell

Central Hardware

Remke

´

0

0.25

East of Greenwell

0.5
Miles

CATALYTIC REDEVELOPMENT SITES
WITHIN THE STUDY AREA

47

|

Strategic Initiatives

CATALYTIC REDEVELOPMENT: A “CHAIN REACTION”

48

|

Strategic Initiatives

THE CENTRAL HARDWARE SITE
The former Central Hardware site was identified early in the planning
process as one of the most important sites for redevelopment. While there
are some active tenants in the plaza that include Dollar General, it is a
highly underutilized property within the study area. It should be noted
that a new Waffle House is being built within the southeast portion of the
property. The plan welcomes this new popular restaurant to the corridor
(particularly one that will be a strong draw for students).
The property is situated between Greenwell Avenue and directly
adjacent to Delhi Park Road, and the redevelopment of this site will allow
for opportunities to better connect the Park to the Pike. Early in the
planning process, residents of Poinsettia Drive—which is directly north
of the property—expressed concern about light pollution from the new
development. To mitigate this concern, the redevelopment concept calls
for townhouses to be built on the northern portion of the property along
with a significant landscape buffer along the property line. A new street,
or the extension of Mayhew Avenue, is proposed to improve access to
these new homes.
Along both Delhi Pike and Delhi Park Road, the plan calls for 4-story
mixed use buildings built up to the sidewalk and with neighborhoodserving retail on the first floor. Parking is located behind these buildings.
This development concept highlights the goal of residents being able to
park once and walk to several different locations.
Based on the financial analysis of the potential redevelopment
program, this site was determined to be the most feasible. The
plan calls for prioritizing redevelopment efforts for the Central
Hardware site.

CENTRAL HARDWARE SITE:
Gross Square
Feet*

# of Units

Residential
multifamily

125,000

135

Residential
townhouse

56,000

28

Retail

27,000

*Gross Square Feet = the total amount of building area (including additional floors)

Artist’s Rendering of Proposed Townhome Development Type
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THE ‘REMKE’ SITE
Of the three catalytic sites, the Remke site is the largest. Importantly,
because of the size, the site could allow for the development of a large
public green space to serve as a new “Town Square” for the Pike. The
creation of new green space was one of the higher priorities of residents
during the community meetings. It also would likely be the most
transformative element in terms of transitioning the Pike business
corridor from its currently anonymous strip retail environment into a
place that feels both special and authentic. It should be noted however
that the costs of creating the park significantly increase the costs for
redevelopment of this property.
In addition to a new park, the plan calls for an entertainment center
to anchor the redevelopment. Also a priority voiced by the community,
the center is envisioned to either be a cinema complex or combination
complex that could include a game gallery, a toddler-focused play
environment, bowling alley or other family-friendly entertainment use.
Based on a stakeholder interview with the site’s current owner, they feel
that an entertainment use could be successful within this location.
The Remke site also contains the highest level of proposed mixed use
development as well as single-use multifamily housing, with over 230
units of proposed new multifamily housing. Retail is focused around the
newly proposed park to create a Main Street setting. While the 10-20
year concept plan shows Wild Mike’s incorporated into a new building,
this plan does not anticipate this occurring until a much later date. The
restaurant was called out by the community as an important asset within
the corridor. Additionally, inasmuch as a new Arby’s restaurant has been
built at the northwest corner of the property, the plan does not call for
redevelopment in this location until a significantly later date.
The type of retail in the preferred concept plan is envisioned to be smaller
in scale and similar to what would be found in a Main Street setting
(boutiques, cafes, restaurants). While the initial market assessment
found that medium-large format retailers (for example, Marshalls and/

REMKE SITE:
Gross Square
Feet*

# of Units

Residential
multifamily

210,000

230

Residential
townhouse

36,000

18

Retail

42,000

Entertainment

26,000

*Gross Square Feet = the total amount of building area (including additional floors)

or TJ Maxx) were not likely, the current owner of the plaza expressed
optimism that these types of retailers would be interested in this location.
Attracting a national retailer was a shared community desire. If there is
interest, this plan would support revisions to the concept to allow for this
type of retail, although a similar level of high-quality design standards
should apply.
The financial analysis of the potential redevelopment of this
site identified a higher level of risk due to the complexity of the
development program and the costs of the large green space.
Redevelopment of this site may not occur until other successful
redevelopment is underway.
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EAST OF GREENWELL
This site, which is made up of numerous smaller parcels, was identified as
a catalytic site for several reasons. Delhi Chili closed during the course of
the planning effort, and the current owners expressed interest in seeing
their properties included in a larger development. The current Firehouse,
located on Greenwell Avenue, will soon become vacant once the new,
planned Firehouse is built. As this site is owned by the Township, it
could be used in a manner to incentivize a larger redevelopment. Finally,
redevelopment here would create a dramatic change at what is now a
relatively nondescript gateway into the business area.
One of the findings of the retail assessment conducted as part of the
planning process identified the opportunity of locating a second national
pharmacy within the corridor. The East of Greenwell site would be
an ideal location, and the plan encourages a pharmacy as a potential
redevelopment element. The concept within this plan calls for the
pharmacy to be located in the southeast corner of the intersection of the
Pike and Greenwell Avenue. Based on a financial analysis, the tax revenue
from a pharmacy would greatly exceed what the current properties are
generating today.
The eastern portion of the site calls for a smaller-scale mixed use
development. As a stand-alone project, this small-scale development
does not currently meet the thresholds to attract a developer. Based
on the analysis of the Central Hardware site, it may be more attractive
to a developer to create a larger mixed use development on the entire
East of Greenwell site. For this reason, the future land use plan calls
for designating the entire site as mixed use. While the inclusion of a
pharmacy is recommended, new development will need to meet the
quality of design outlined for this designation.
Based on the financial analysis and complexity of amassing
the multiple properties into one or two development sites, this
opportunity may occur in a later phase.

EAST OF GREENWELL SITE:
Gross Square
Feet*

# of Units

Residential
multifamily

52,000

52

Retail

2,000

Pharmacy

14,500

*Gross Square Feet = the total amount of building area (including additional floors)
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DEVELOPMENT ECONOMICS FOR
CATALYTIC SITES
As part of this planning effort, preliminary development proformas
were developed by the firm W-ZHA to test the financial viability of
the development scenarios. To be successful in implementation, it is
necessary to “think like a developer.” Therefore the team conducted an
analysis from the perspective of the investor to understand whether an
attractive financial return could be gained by pursuing the proposed
catalytic site development.
It is important to note that some areas identified for catalytic
redevelopment are made up of smaller properties with different owners.
In order to successfully redevelop these areas, a large-scale developer
will have to work with individual property owners to assemble a single
property. Additionally, current leases of existing businesses could create
difficulties in gaining site control and initiating redevelopment efforts.
Owners or future developers would be required to “buy out” these leases
so that redevelopment could occur.
The three development scenarios are highlighted below. Of the three
locations, the Central Hardware site is the most attractive from a
developer’s perspective. This is because the investment in public space
is smaller and more affordable. The Remke site carries more risk from
a financial perspective. And the site east of Greenwell Avenue does not
currently “pencil out” as a mixed-use redevelopment (unless significant
subsidies were provided). As successful development increases the
likelihood of additional development, the plan recommends that the
Central Hardware site should be given the most priority for initial
development. If this site and then the Remke site undergo transformation
into mixed-use redevelopments, land values will rise and other sites will
become more viable.
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REDEVELOPMENT INITIATIVES: A
PHASED APPROACH
The Delhi Township Strategic Redevelopment Plan represents a twentyyear vision for the transformation of the Delhi Pike business corridor.
Understanding that even an individual redevelopment initiative takes
years to go from planning to completed execution, it is important to
consider the most effective phasing for catalytic redevelopment. Based on
the market analysis, current costs of land, site and other market realities,
the following phasing represents a potential build-out strategy.

By Year 5

By Year 10

By Year 15

By Year 20
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A VISION FOR 2035
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A VISION FOR
2035
Redevelopment in Delhi will
not happen overnight, but
instead take placer over years,
and decades. These illustrative
renderings demonstrate how
development could eventually
transform the intersection
of Delhi Ave with Delhi Park
Road to become a gateway into
the park and the community.
Connecting the Park to the Pike
is a major vision of Delhi and a
strong recommendation of this
plan.

By Year 5

DELHI PARK

Existing Conditions
DELHI PARK AVE
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By Year 10
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By Year 20
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FUTURE LAND USE PLAN
The purpose of a Future Land Use map is to express a vision of the Delhi
community for the type of building patterns and land uses that new
development will bring. A future land use map is not a zoning code map
and does not designate development guidelines. The Future Land Use
classifications do not define what may be legally done with a parcel today,
but instead designate what may be done with a parcel in the future. The
Future Land Use plan presented here will be used to inform the creation
of any form-based codes, development guidelines and/or new zoning
regulations according to the descriptions below:
Single Family Residential
This land use classification includes detached single family housing.
Multifamily Residential
This land use classification includes multifamily housing.
Mixed-Use Activity Center
This land use classification includes a mix of commercial retail,
multifamily housing and attached single family housing.
Mixed-Use Neighborhood
This land use classification includes existing detached single family
housing and small-scale infill development including new attached
single family housing, multifamily housing or mixed-use and retail
redevelopment in support of surrounding densified areas. These
intermediate areas serve as a “step down” in density and activity from
Mixed-Use Commercial areas to low density single family residential
areas. This classification requires adherence to urban design standards
proportionate to the intensity of the redevelopment activity and uses
proposed for individual sites, recognizing that these areas have existing
businesses and structures.

Live-Work
This land use classifications includes live/work communities consisting
of primarily residential uses and office uses with neighborhood
serving retail uses when appropriate. This classification requires
adherence to urban design standards proportionate to the intensity
of the redevelopment activity and uses proposed for individual sites,
recognizing that these areas have existing businesses and structures.
Commercial
This land use classifications includes retail and commercial uses, based
on current land uses and zoning classifications.
Government/Institutional
This land use classification includes government-owned land uses and
institutions, including schools and places of worship.
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INCENTIVIZING DEVELOPMENT
Although this plan demonstrates that new development in the catalytic
sites would be successful, the Township may need to offer a combination
of incentives to attract private companies to the area. The examples
below are tested forms of incentives that have succeeded in attracting
development to target areas without having to sacrifice standards for the
form, density or use of land.

• Facilitate permitting. In order to incentivize “good development,”

allow for an expedited permitting process for developers that abide by
intensive project design standards and meet performance criteria. Developers
will be more attracted to projects that include intensive design standards if
they know that they will be granted a permit.

• Tax increment financing that provides funds for land acquisition
and project development in targeted areas.

• Establishment of Joint Economic Development
Districts (JEDD). A JEDD is a revenue-sharing agreement between a

government entity, a property owner, and a business owner which allows for
public investment in the site to encourage its development.

• Permit fee reduction in targeted areas.
• System development fee reduction or waiver in targeted
areas.

• Administrative review (as an option) for projects that meet the

GUIDING THE URBAN FORM OF NEW
DEVELOPMENT
The existing conditions within the Pike range from typical commercial
strip development patterns to single and multifamily residential
development. While a broad spectrum of uses will continue as part of
the plan, the primary goals remain the same in terms of making the area
feel more like a town center and less like an aging commercial corridor.
And so while the urban design and character recommendations will vary
depending on location, maintaining certain similarities will support the
plan’s overarching principles and create a more cohesive redevelopment
strategy.
New development should be guided through design standards and formbased codes to help achieve the community’s goals and vision for the
Township. New, catalytic development should accomplish these goals:
•
•
•
•
•
•
•

code’s list of clear and objective standards for mixed-use and pedestrian
orientation.

• Allowing mixed-use master plans to set the development
framework, followed by administrative review of specified phases of the
master plan.

• Allowing “adjustments” to code standards (instead of
variances) in the context of a discretionary review.

• Allowing automatic adjustment of up to a specified

percentage of certain (limited) standards for mixed-use projects (e.g., building
height, lot coverage, etc.).

•
•
•

Design for a mix of uses
Add multifamily housing
Add neighborhood-serving retail
Enhance existing retail
Mix large and small stores
Create thriving pedestrian areas
Set design standards
• When creating design standards or guidelines for an area,
use of a form-based approach is recommended: guide the
general physical appearance, density and quality of buildings
and the public realm rather than the specific use of land.
Examples are shown on the following page.
Create complete streets
Encourage street-level activity
Increase connectivity of open spaces
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Parking

Streetscapes

•
•
•

•

•

•

•
•
•

Provide free parking zones for shoppers
Locate parking near the building(s) that it serves
Access to drop-off areas, parking and building entries should be
direct and convenient.
Reduce or waive minimum off-street parking requirements / allow
applicants to request parking standard reductions based on
parking impact study
Require developments to integrate usable public space
whenever possible, and require that they recognize and respond
appropriately to existing or planned public spaces on or near
the site (e.g., parks, civic buildings and spaces, transit stops,
sidewalks, plazas, and similar spaces).
On-street parking; surface parking hidden behind buildings, never
on corner; encourage shared parking
Require street trees and minimum interior landscape areas for
parking lots
Require parking lots to capture and manage a percentage of the
stormwater that falls onto them

•
•

•
•
•
•
•
•

•
Architecture
•
•
•

Build up to the street
Hide parking
All buildings should have a ground level, middle level and top
level style

•
•
•

Require all new lanes on new neighborhood streets to be 10’
wide
Construct sidewalks along both sides of all new and existing
roads connecting to new development
Require wide sidewalks (min. 10’ sidewalk with street trees,
stormwater plantings, light fixtures and other amenities, or min. 7’
walking zone and 4’ planted buffer) along mixed use frontages
Construct new bicycle lanes or paint bicycle “sharrows” on lanes
where possible and appropriate
Encourage large patio sidewalk areas (12-24’) for restaurant/café
seating on new streets
Use materials (paving, color, etc.) to delineate pedestrian and
vehicular space
Use clear and easy to read wayfinding signage to direct
pedestrians to destinations
Overhead shelters and awnings should be used to provide
weather protection near building entrances.
Provide adequate public seating. Provide resting areas where
pedestrians must walk long distances. Furnishings should not
encroach on walkways.
Design for accessibility: Use clear and direct pedestrian routes,
use firm and smooth surfaces, provide curb cuts and ramps where
needed, and make walkways continuous (no dead-ends).
Require one new street tree for every 30 feet of building road
frontage along roads.
Provide median refuge islands to provide safe crossing for
pedestrians on wide roads
Require pedestrian street lighting that adheres to character of
neighborhood
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ENHANCING THE PUBLIC REALM
Enhancing the public realm—facilities like streets, sidewalks, and parks
and public gathering places–will create the environment that is most
attractive to residents seeking a more urban and walkable environment.
These enhancements bring life to the streets, create spaces for residents
and visitors to sit and have lunch or coffee, and make the place feel active
from morning through the evening.
These strategies can enhance the public realm within all parts of the
study area to increase a sense of community as well as make the area feel
more attractive, inviting, and safe.

Enhance the “gateway” entrances into the study area
The Township has recently installed a sign within the redevelopment
corridor just west of the historic Springhouse. Installation of similar
signs should be considered at both entrances to the business corridor
(intersections at Anderson Ferry & Delhi and Greenwell & Delhi).
Support the gateway signs with a banner campaign within the business
corridor (purchase banner equipment that can be re-installed onto
new, pedestrian-scale lights). Prioritize landscape improvements at
key intersections within the business corridor followed by secondary
intersections throughout the corridor. New investments within these
Gateways will quickly signal positive change is taking place, and can be
done with fairly minimal funding.

Create a new town square for Delhi Township
Working with private developers, ensure that a new town square or public
gathering space is part of the first phases of mixed-use redevelopment. A
flexible design for the public space should allow for a mix of uses such as
small concerts, farmers markets, and other community events.
Add streetscape
amenities
Healthy street trees,
benches, trash and
recycling receptacles and
other street amenities are
important components of
complete street design, but
they also require routine
maintenance in order to
provide a high-quality
environment. Consider highquality benches and solarpowered trash and recycling
systems; identify grants and
other funding sources to
support their purchase and
installation.

Improve lighting
While the community confirmed that the business corridor continues
to maintain a high level of safety, concerns were expressed regarding
areas within the eastern portion of the corridor. Improved lighting can
significantly decrease perception-based safety concerns. Installation of
pedestrian-level lighting along the Pike within the commercial corridor,
including Delhi Park Road, is recommended. Ensure all new development
plans include a full range of lighting recommendations to enhance the
public realm.
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While they are highly competitive grants, the Township should consider
applying for federal funding to assist with line burial. Grants are
available through the federal Transportation Enhancements Program,
under the Transportation Equity Act for the 21st Century (TEA-21).
Through their state department of transportation, communities can
apply for Transportation Enhancements (TE) funds for utility burial or
relocation under the categories of landscaping, scenic beautification, or
scenic/historic highway programs and welcome centers.

Enforce stronger landscape standards
The Township is known as the Floral Capital of Ohio, and this reputation
should be evident within the entire corridor. Adopt specific landscape
standards for the Pike Corridor, especially for retail and new residential
land uses within the commercial corridor. Require all new developments
to adhere to the new standards, and encourage existing business and
office owners to upgrade their landscape through a program of partial
cost subsidy. Consider a program to subsidize hanging planters along
lights within the business corridor.
Consolidate and bury utility lines
Utility lines create significant visual blight within the Pike corridor.
While the Township understands that the cost of burying lines can
be prohibitively expensive, it is nonetheless a long-term goal that was
supported by the community during the public process. A shorter-term
goal will be to consolidate the current lines as much as possible. New
development initiatives will be required to bury utility lines to the extent
possible.

Screen parking lots
Parking lots and garage structures should be shielded as much as
possible from sidewalks and streets through the use of linear plantings of
perennial shrubs or trees.
Install public art
Public art creates visual excitement and will help to draw visitors—and
activity—to the public realm. A partnership between the Township and
local organizations could create opportunities for local artists to display
their work in public spaces.
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IMPROVING CONNECTIONS
Improving connections, both throughout the defined study area as well as
to local assets, was a strong community recommendation.
Roadways
Roadway improvements at key gateways into the business corridor could
help expand the attraction of new destinations brought by redevelopment.
Bicycling
Improving walking and biking connections between the business corridor
and Bayley and Mount St. Joseph University was called for by the public
and major stakeholders. An additional level of analysis was conducted.

For the most part, there is adequate space to include a bike lane and/
or path. However, there are some areas where possible right-of-way
obstacles will exist. It should be noted that additional feasibility
studies concerning this issue are recommended as one of the initial
implementation initiatives.
Public Transit
While an analysis of public transit was not included within the scope of this
planning effort, stakeholder input strongly suggested that current levels of
transit should be maintained and expanded if possible. The current Park-nRide located on the Central Hardware site is well-used. Any redevelopment
of this site must accommodate for this need, either on-site or in a nearby
location. Additionally, where possible bus stops should be better equipped
with improved shelters, benches, and other amenities.
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BUILDING SUSTAINABLE
INFRASTRUCTURE
“Sustainable infrastructure” includes technologies and landscape and/
or architectural design strategies that help to reduce flooding, reduce
water pollution, reduce heating and cooling costs and provide other
environmental benefits while enhancing the aesthetic appearance
of outdoor spaces. Please see Appendix 2: Building Sustainable
Infrastructure for a list of recommended strategies.
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6
IMPLEMENTATION:
Roadmap and Action Steps
This chapter proposes a timeline of specific action steps that should be taken in order to employ the strategies listed in the
previous chapter. While a preliminary suggestion, this roadmap will provide Delhi Township, business owners, residents
and developers with a set of tools to make the Plan the Pike goals a reality.
This chapter identifies specific actions and strategies that can be taken
to achieve successful implementation of the Delhi Township Strategic
Redevelopment Plan. These action items are based on the analysis,
outreach, research and planning efforts presented in the previous chapters
of this plan and will be catalysts for continued revitalization.
Making progress “right out of the gate” will demonstrate to the community
that implementation is underway and will help build momentum for
future initiatives. Below is a list of specific initiatives that should occur
within the first year after the plan is officially adopted.

2016 INITIATIVES for Delhi Township
•
•

•

•
•
•

Gain adoption and endorsement of the Delhi Pike Strategic
Redevelopment Plan by the Township
Revise/rewrite existing zoning classifications and regulations to support
the recommendations of the plan
• Initiate contract with professional firm with expertise in writing
zoning codes
Actively seek out, market, and “sell” catalytic redevelopment sites to local,
regional, and national private developers
• Create marketing materials for catalytic sites
• Evaluate sending out a Request for Proposals
• Discuss plan and sites with local development community
• Attend Trade Shows to direct market to development
community
• Continue to engage with Mount St. Joseph University
regarding graduate student housing
Initiate a study to assess viability of bike path connecting Mount St. Joseph
University to the Pike’s business corridor
Organize and support 2-3 community gathering events within the study
area. Examples include farmers market, flea market, community swap,
and musical events.
Develop a 5-year “greening” plan to increase street trees and improve
landscaping within the business corridor

70

|

Implementation

STRATEGY

RELATED PRINCIPLES

IMPLEMENTATION ACTIONS

Obtain urban design
expertise on a regular
basis for the Township.

Support community,
improve quality of life,
enhance connectivity, be
sustainable

> Engage an architect/landscape architect/urban designer on an on-call basis to provide urban
design expertise for the area.

Add streetscape amenities.

Build economic value,
improve quality of life,
enhance connectivity

> Expand tree shade and shade structures.

CATEGORY: Enhance the Public Realm

> Include planted areas and stormwater best management practices in sidewalk infrastructure.
> Use decorative pavement to enhance sidewalk appearance.
> Include seating in pedestrian areas.
> Provide bicycle racks in pedestrian/bicycle areas and provide incentives or require property
owners to include bicycle parking.
> Incorporate pedestrian-scale signage and lighting.

Enhance intersections.

Improve quality of life,
enhance connectivity

> Use bump-outs to decrease crosswalk length.
> Widen crosswalks.
> Require fully accessible curb cuts at all intersections.
> Incorporate pedestrian signals and wayfinding elements at lighted intersections.

Improve lighting.

Build economic value,
improve quality of life,
enhance connectivity, be
sustainable

> Ensure comprehensive and safe coverage of lighting during evening and night.
> Use appropriately scaled lighting in roadways and pedestrian areas.
> Use warmer lights to create neighborhood character in pedestrian areas.
> Employ consistent lighting fixture design throughout new and existing development.

Enforce higher landscape
standards.

Build economic value,
improve quality of life,
enhance connectivity, be
sustainable

> Develop a basic landscape-maintenance program through a public process so that expectations
are understood by leadership, staff, maintenance workers, and the public.
> Increase number, diversity and health of street trees (see Green Places and Sustainable
Infrastructure for more).
> Require cohesive landscape details in all new plantings.

Consolidate utility lines to
reduce visible lines.

Build economic value,
improve quality of life,
enhance connectivity

> Work with utilities to phase consolidation with new development.
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STRATEGY

RELATED PRINCIPLES
Build economic value,
improve quality of life,
enhance connectivity

IMPLEMENTATION ACTIONS
> Apply for funding through the federal Moving Ahead for Progress program (https://www.fhwa.
dot.gov/map21/)

Incorporate art into the
public realm.

Build economic value,
improve quality of life,
enhance connectivity

> Commission public artists to create temporary and permanent installations.

Enhance gateways into the
commercial area.

Build economic value,
improve quality of life,
enhance connectivity, be
sustainable

> Replicate the new signage at the historic springhouse in other areas.

Apply for federal and state
funding to bury utility lines.

> Apply for funding through Ohio state funding programs (https://www.dot.state.oh.us/Divisions/
Planning/New/Pages/Funding.aspx)

> Coordinate thematic public art that relates to other branding initiatives.

> Use landscape features like street trees and planted beds to frame vehicular and pedestrian
entrances to the area.

CATEGORY: Guide the Form of New Development
Adopt and implement the
Delhi Township Strategic
Redevelopment Plan and
urban design standards.

Support community, build
> Adopt the guidelines presented in this plan.
economic value, improve
> Train permitting staff to review for new design standards.
quality of life, enhance
connectivity, be sustainable > Ensure that all private projects with public financing, tax abatements, or other public assistance
meet design standards and guidelines for urban design and fit.
> Schedule periodic reviews (at least every five years) to examine and, if necessary, revise current
policies and guidelines in light of changing local circumstances.

Provide incentives to attract Build economic value,
developers to the area.
enhance connectivity, be
sustainable

> Identify potential developers.
> Facilitate permitting. In order to create incentives for “good development,” create a defined
process that expedites permitting for developers who abide by intensive project design standards
and meet performance criteria. Developers will be more attracted to projects that include intensive
design standards if they know that they will be granted a permit.
> Provide developer incentives like tax increment financing that provides funds for land acquisition
and project development in targeted areas; tax abatements for the housing portion of mixed-use
projects; permit-fee reductions in targeted areas; system-development fee reduction or waiver in
targeted areas; administrative review as an option for projects that meet the code’s list of clear and
objective standards for mixed-use and pedestrian orientation; or allow automatic adjustment of
up to a specified percentage of certain standards for mixed-use projects (e.g., building height, lot
coverage, etc.).
> Plan events and provide media exposure to recognize and reward successful developers.
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STRATEGY
Adopt new parking
guidelines and standards.

RELATED PRINCIPLES
Build economic value,
improve quality of life,
enhance connectivity, be
sustainable

IMPLEMENTATION ACTIONS
> Provide free-parking zones for shoppers.
> Locate parking near the building(s) that it serves.
> Assure that access to drop-off areas, parking and building entries is direct and convenient.
> Reduce or waive minimum off-street parking requirements and/or allow an applicant to request
parking-standard reductions based on a parking-impact study.
> Require developments to integrate usable public space wherever possible, and require that they
recognize and respond appropriately to existing or planned public spaces on or near the site
(e.g., parks, civic buildings and spaces, transit stops, sidewalks, plazas, and similar spaces).
> On-street parking; surface parking hidden behind buildings, never on corner; encourage shared
parking.
> Require street trees and minimum interior landscaped areas for parking lots.
> Require parking lots to capture and manage a percentage of the stormwater that falls onto them.

Adopt new streetscape
design guidelines and
standards.

Build economic value,
improve quality of life,
enhance connectivity, be
sustainable

> Require all new lanes on new neighborhood streets to be 10’ wide.
> Construct sidewalks along both sides of all new and existing roads connecting to new
development.
> Require wide sidewalks (a minimum of 10’ with street trees, stormwater plantings, light fixtures and
other amenities, or minimum 7’ walking zone and 4’ planted buffer) along mixed-use frontages.
> Build new bicycle lanes or paint bicycle “sharrows” on lanes where possible and appropriate.
> Encourage large patio sidewalk areas (12-24’) for restaurant/café seating on new streets.
> Use materials (paving, color, etc.) to delineate pedestrian and vehicular space.
> Use clear and easy-to-read signage to direct pedestrians to destinations.
> Use overhead shelters and awnings to provide weather protection near building entrances.
> Provide adequate public seating. Provide resting areas wherever pedestrians must walk long
distances. Pedestrian furnishings should not encroach on walkways.
> Design for accessibility: Use clear and direct pedestrian routes, use firm and smooth surfaces,
provide curb cuts and ramps where needed, and make walkways continuous (no dead-ends).
> Require one new street tree for every 30 feet of building road frontage along roads.
> Provide median refuge islands to provide safe crossing for pedestrians on wide roads.
> Require pedestrian street lighting that adheres to character of neighborhood.
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STRATEGY

RELATED PRINCIPLES

IMPLEMENTATION ACTIONS

CATEGORY: Create Green Places and Build Sustainable Infrastructure
Encourage sustainable
development practices,
building methods and
architecture.

Build economic value,
improve quality of life, be
sustainable

> Encourage sustainable building strategies and include requirements for Energy Star-rated
appliances, water conservation plumbing and similar building choices in assistance documents.
> Provide information to builders on the advantages of cool roofs, which will benefit new owners
and the Township as a whole by mitigating the “heat island” effect caused by the concentration of
impervious and dark surfaces in cities.
> Establish an annual award for the “greenest” or most sustainable building or development projects,
including retrofits.

Ensure sustainable
performance and ongoing
aesthetic appearance of
green spaces.

Improve quality of life,
support community, be
sustainable

> Create a sustainable landscape committee.

Plant more trees.

Build economic value,
improve quality of life,
enhance connectivity, be
sustainable

> Inventory public trees and the overall tree canopy and evaluate the benefits of trees to the
Township.

> Monitor performance of green infrastructure and recommend adaptations based on local
performance of different strategies.

> Create a Tree Planting Program and strict guidelines for street tree maintenance.
> Set goals for planting street trees (e.g. plant 20 trees each year for five years).
> Identify priority collector and arterial roads for street-tree planting along sidewalks.
> Use sustainable street tree planting methods that allow healthy root growth, breathability for roots
and retention of water that will lead to faster-growing, healthier shade trees.

Sustainably retrofit parking Improve quality of life,
lots.
enhance connectivity, be
sustainable

> Encourage on-site natural stormwater management strategies in and near existing parking lots.
> Encourage street and shade trees, vegetated medians and permeable pavement in existing
parking lots.
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APPENDIX 1: STUDY AREA INVENTORY
An inventory of physical, social and economic characteristics was
analyzed as part of the planning process. This analysis helped to
identify the strategic redevelopment locations in the Study Area. The
following pages contain the results of this analysis.
EXISTING LAND USE
Single family residential is the most prevalent land use in the
Township. There is a small amount of multifamily housing. The
commercial district along the Delhi Pike is in the western portion of
the study area, and there are several schools and churches nearby.
There is little public open space within the study area, but there is
ample park space nearby. There is some small, light industry where
Mayhew and Delhi Avenue meet, primarily consisting of autofocused repair shops and other small businesses. There is little to
no mixed land use (although zoning would allow for this).
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ZONING
The majority of the study area is zoned for Single
Family residential. The commercial area is
zoned as Retail, and residential uses are allowed
within this zoning classification. There is limited
multifamily zoning in the study area, and there is
no mixed use zoning category.

Low density retail in the commercial corridor directly abuts single family residential neighborhoods nearby.
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TRANSPORTATION
Delhi Pike is the main automobile thoroughfare through the
study area with an Annual Average Daily Traffic volume of 39,930
vehicles in 2013. High traffic roads may connect drivers to retail
opportunities, but they also make areas around them less walkable.

around Delhi Pike illustrates how far a person could walk in 10
minutes from the Pike. This buffer covers most of the study area, but
the lack of sidewalks along many roadways makes it difficult to walk
to and from many distances that would otherwise be accessible.

There are two transit/bus routes that pass through the study area,
including the Delhi Express that connects to downtown Cincinnati
and the Delhi-Price Hill route that connects to areas west and north
of the study area.
There is no existing bicycle infrastructure in the study area. Lowerstress street networks with low Annual Average Daily Traffic could
be classified as “bicycle-friendly.” A quarter-mile radius drawn

The study area is auto-dominated, although wide lanes and existing shoulders may provide enough space to create bicycle lanes.
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AADT = Average Annual Daily Traffic
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AVAILABLE LAND
Available land for development includes vacant land, governmentowned land that can be easily acquired and surface parking that
can be easily redeveloped. Parking lots (especially large ones) can
theoretically accommodate immediate development. There are
ample parking lots surrounding the western half of the Pike in the
study area, abutting the road. Publicly owned land can be more
flexibly reallocated or repurposed than private land. Privately
owned vacant parcels can realistically accommodate immediate
development. There are large vacant parcels in the east along the
Pike, near Embshoff Woods and Nature Preserve, and some smaller
vacant parcels between the existing commercial properties to the
west.

Vacant land and under-utilized surface parking lots provide land that can immediately accomodate new development.
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PROPERTY VALUE
Property value per acre (including land value and building value)
relates directly to how easily a parcel can be acquired. Low-value
land can be more efficiently acquired, and several neighboring lowvalue parcels can be assembled together to build larger sites. High
land value indicates a prime location for development, and property
with high land value but low value of buildings is an opportunity for
improvement or more intensive redevelopment.
For this analysis, property worth more than $250,000 per acre was
not considered “easily acquirable.” By this metric, the most “easily
acquirable” land includes groups of properties along the Pike in the
eastern portion of the study area, around the Remke property and
near the DelFair Shopping Center.

The Kroger property is much more valuable than other properties in the area.
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LAND UTILIZATION
Land utilization represents the ratio of building
value to total property value (i.e. building plus
land value). A low land utilization ratio suggests a
property is not developed as intensely as it could
be and/or with the highest and best use for that
location. The Delhi Shopping Center/Kroger
has the highest utilization of the commercial
district. Institutional uses also tend to have high
utilization.

With high land value and high building value, the Kroger property has a high land utilization ratio.
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LOT SIZE
Small parcels are difficult to assemble into
a sizable tract of redevelopment territory
(especially when owned by disparate private
parties). Areas with larger lot sizes are more
feasible for strategic redevelopment. There are
several properties in the commercial zone of five
or more acres, while most of the rest of the study
area are smaller.

Commercial areas along Delhi Pike tend to have large lot sizes.
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LARGE HOLDINGS UNDER SINGLE
OWNERSHIP
Large territories with one or few owners help
streamline land acquisition. Development
often requires a large enough area of land to be
financially feasible, and assembling land and
coordinating land owners is often one of the most
complex and tenuous steps in transforming an
area.

task of achieving a “critical mass” of territory and
like-minded owners. The following map highlights
owners with large parcels or combinations of
small parcels that are approximately five acres or
greater.

Large holdings under single ownership should
be considered as part of catalytic redevelopment.
The more land that can be assembled under less
complex ownership structures, the easier the

Commercial areas along Delhi Pike tend to be under single ownership.
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SITES UNLIKELY TO CHANGE
Some sites are unlikely to change in the near
future and these parcels are not included in
analysis of initial strategic development sites.

Sites like St. Dominic Church are not likely to change in the near future and not
included in the analysis of potential development sites.
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PUBLICLY OWNED LAND/PARKLAND
Embshoff Woods Nature Preserve, Miles Edwards
Park and Delhi Park are all parks that abut the
planning area. Delhi Park and Embshoff Woods
are frequently cited by stakeholder participants
as important positive features of the area. There
are three schools nearby, indicating the familyoriented nature of the community. The public
school system is highly ranked within the State
of Ohio. The only government facility in the
study area is the firehouse, which is currently in
the process of being relocated farther north on
Greenwell Avenue.

Embshoff Woods & Nature Preserve is one of several parks near the study area that provide natural and recreational amenities to Delhi residents.
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WALKABILITY
Some roads are more conducive to creating a
walkable environment than others. Some roads
have sidewalks, and some have ample “right
of way” (ROW), or space along the roadway
reserved for transportation and maintenance
purposes. Roadways that are more conducive to
walkability reduce the amount of resources that
new development would need to expend to create
a new walkable environment.
1/4 mile is considered a comfortable walking
distance for most people and a 1/4 mile radius
around the Pike is illustrated on the following
map. As the bird flies, it is a short distance
from the northern edge of the study area to the

neighborhoods to the south. However, these and
many other parts of the study area are not an
actual quarter-mile walk from each other; only
select roads within the area feature sidewalks.
For example, if a pedestrian walked to areas south
of the Pike from the middle of the commercial
district, they would have to walk west to Mt.
Alverno or east to Bob Drive in order to walk
safely on existing sidewalks. Many direct routes
(Glen Oaks, Greenwell Road) have no sidewalks.
While there are sidewalks in the commercial
district, it should be noted that biking and
pedestrian conditions deteriorate within the
eastern portion of the study area and along
the Pike toward Bayley and Mount St. Joseph
University, west of the study area.

There are sidewalks in the commercial district along Delhi Pike but pedestrian access diminishes within the eastern portion and areas west of the study area.
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SYMBOLIC LOCATIONS
Symbolic locations within the Township carry
significant value to residents and visitors.
Anchor institutions like the nearby schools and
churches provide a sense of community and
place. Connections to nearby amenities like
Mount St. Joseph University and Cincinnati are
also significant, and gateways into the study area
from those places play an important role in the
character of the Township.

The gazebo in front of Kroger helps to define the character of the area.
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UTILITIES
Within the study area, electrical utilities are
delivered through overhead wires. These wires do
create a visual blight issue, and burying the lines
were a recommendation voiced by the community.
It should be noted that in newer developments
within the Township, the utility lines are buried
to avoid this issue. However, it also must be
recognized that the burying of utility lines can
be cost prohibitive and are often not favored
by utility companies due to complexities with
future repairs. Wire consolidation and/or phased
implementation of burying lines that coincides
with new development are two examples of

ways to reduce the level of overhead lines and
significantly improve the physical environment.
Federal funding does exist to assist with line
burial (although it is through competitive grants).
Special assessment districts can also be created if
they are supported by adjacent property owners.

Electrical utility wires create visual blight but can be expensive to bury.
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ECOLOGY
The natural features of the area are assets that
improve quality of life and sense of place. There
are deciduous forests on the hills nearby, there
is a pond in Delhi Park and there are streams
that run near the north end of the study area that
could become the focus of new park or trail areas.
Delhi’s proximity to the Ohio River should not be
overlooked as a potential asset.

The Ohio River should not be overlooked as an asset to Delhi.
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APPENDIX 2: BUILDING SUSTAINABLE
INFRASTRUCTURE
The following strategies are recommendations that developers and the
Township should pursue as part of new construction projects. While
optional, these strategies have been proven to provide substantial
economic, aesthetic and environmental benefits to communities that use
them.
Plant more street trees
Street trees provide an exceptional public return on investment by:
enhancing the aesthetic and comfort quality of public space; cleaning
the air of harmful pollutants caused by automobiles; insulating the
temperature of environments to reducing human safety hazards of
exposure and reduce heating/cooling costs for buildings; absorbing
harmful pollutants in rainwater flowing off of paved surfaces and treating
it before it reaches the Ohio River; and increasing market value of nearby

properties. Trees should be planted every 25-50’, depending on the tree
species and mature height, or clustered informally in certain areas.
Install rain gardens and bioswales near impervious surfaces
A rain garden or bioswale is a broad, shallow channel with a dense stand
of vegetation covering its sides and bottom. Bioswales treat stormwater
primarily through filtration and plant uptake before the flow reaches
a downstream discharge location. The vegetation lessens flow velocity
to prevent erosion. Vegetated stormwater practices also add a healthy
visual quality to parking lots. The Township can set a precedent for
other projects in the region that offer effective stormwater control while
providing other benefits, such as wildlife habitat and recreational space
for current visitors and future residents.
Install sidewalk stormwater planters
In-grade streetscape planters treat stormwater through filtration and
absorption. The soil, roots and plants filter rain water before it discharges
into the storm drain system. This strategy of reducing pollution in
stormwater has been successfully utilized in many urban environments,
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and is popular for its ability to add the aesthetic value of healthy
vegetation along with a buffer between pedestrians and street traffic.
Build green roofs
A green roof, or rooftop garden, is a vegetative layer on a rooftop.
Green roofs provide shade and remove heat from the air through
evapotranspiration, cooling both the roof surface and the surrounding
air. A wide range of buildings can accept a green roof, from industrial
facilities to individual houses. A green roof can be as simple as a 2-inch
covering of hardy groundcover or as complex as a fully accessible park
complete with trees. Green roofs have been proven to reduce the cost of
heating and cooling buildings by significant amounts and thus pay for
themselves over time.
Utilize Permeable Pavement
Conventional concrete, asphalt, bricks and pavers are impermeable;
water is unable to penetrate through them and instead flows over their
surface. Permeable asphalt and pavers, however, feature small pores or
cracks that allow rainwater to drain through or between them, allowing
rainwater to filter through the ground, recharge groundwater supplies
like it would in a natural setting reducing pressure on municipal drain
systems. Using pervious concrete pavement reduces the need for large
separated retention ponds.
Harvest and Store Rainwater
Rainwater can be captured by property owners and reused for multiple
purposes. This helps reduce potable water use and decreases building
and landscape operation cost. Rain barrels are a form of rainwater
harvesting that are simple in concept and in operation. Rain collected
from rooftops is funneled into a barrel that holds water until it is released
and used for purposes like irrigation.

