WHEREAS:

WHEREAS:

SEC. 1:

SEC. 2:

SEC, 3:

PASSED:

ATTEST:

RCA 14-124

RESOLUTION NO. 110-14

A RESOLUTION ADOPTING THE DOWNTOWN MEDINA
STRATEGIC REDEVLOPMENT PLAN FOR THE CITY OF
MEDINA, AND DECLARING AN EMERGENCY.

A Strategic Planning process was initiated by the City to formulate a clear, concise
and comprehensive vision of the desired future for the downtown area of the City;
and

The process focused on prioritizing the City/Community Investment Corporation
efforts, advancing redevelopment of sites, applying for the State of Ohio Downtown
Revitalization Grant, to position Medina as the premier historic entertainment
district, and to collectively align the vision of the City of Medina, Chamber of
Commerce and Main Street Medina Organizations.

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY
OF MEDINA, OHIO:

That the Downtown Medina Strategic Redevelopment Plan for the City of Medina is
hereby adopted.

That a copy of the Downtown Medina Strategic Redevelopment Plan is marked
Exhibit A, attached hereto, and incorporated herein,

That this Resolution shall be considered an emergency measure necessary for the
immediate preservation of the public peace, health and safety, and for the further
reason to apply for and process paperwork for the Downtown Revitalization Grant;
wherefore, this Ordinance shall be in full force and effect immediately upon its
passage and signature by the Mayor.

June 23, 2014 SIGNED: John M. Coyne, 111
President of Council
Kathy Patton APPROVED: _ June 24, 2014
Clerk of Council
SIGNED: Dennis Hanwell
Mayor
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INTRODUCTION

Medina is an economically strong, diverse, and
active community with a thriving downtown.
The goal of this Plan is to ensure the success
and vibrancy of Downtown Medina while
strengthening the community that surrounds
it. The following chapter introduces the
process that created this Plan.



INTRODUCTION

1.1 PROJECT OVERVIEW

OVERVIEW

The City of Medina in coordination with is leading

a planning project to create a Downtown Strategic
Redevelopment Plen. Coined "imagine Medina”, the
project evaluates the current and future development
potential for various market segments inthe
downtown area, identifies target development areas
within the downtown that are currently vacant of
underutilized, and develops a vision and strategy for
these areas that will respond to opportunities inthe
regional marketplace.

IMPETUS FOR THE PLAN

Medina’s City officials expressed a need fora
plan to create a vision, a blueprint for strategic
redevelopment, and a guide to future funding.

The Downtown Strategic Redevelopment Plan
provides a unified, comprehensive approach toward
planning Downtown Medina's future over the next

20 years. This Plan serves 85 a guide for future
development and palicy decisions that reflect the
community's long-term vision, goals, and priorities. It
will assist City staff in communicating the City's values
to potential residents, developers, and husinesses.
This document identifies potentials in the market,
envisions their future, and provides the necessary
tools for implementation.

PLAN GOALS AND OBJECTIVES

This project wili help achieve 3 number of community
goats and objectives:

»  Establish a refined vision for Downtown

s [dentify the opportunity for new catalyst
projects that will generate new city revenue
while enhancing the character and brand of the
community

« Creation of a development strategy for Downtown
with a focus on target redevelopment sites.

»  Support future development through creative
redevelopment strategies and incentives.

+ Create a plan rooted in a market based approach.

« Create a plan that has broad public and private
sector support.

«  Minimize financial risks and build momentum and
trust with the private sector.

s+ Support future funding initiatives {e.g. state and
federal grant programs)

PLAN ELEMENTS

Many elements come together within the Plan that
create a holistic and informed final product. These
elernents were established from quantitative and
qualitative analyses along side public input. The
foliowing section details the elements found within
the Plan.



Market Analysis

in 2014, the City of Medina conducted a detailed
market assessment with a team of consultants

to determine what the current market condition

is within Medina and the surrounding region,

and to identify opportunities and gaps within the
marketplace. Through this anaiysis, the City was able
to identify specific target markets that would fill the
gaps and be attracted to existing developable sites
within the area.

Development Concepts

Development Cancepts are ideas for development or
redevelopment within cach foeus area in Downtown
Medina. They are derived from market research

and public inputin orger to meet the demands

of the market while enhancing the community.

Each Development Area's Development Concept
aims to better the whole community while better
positioning Downtown Medina in the regional
marketplace. The Development Concepts in the Plan
were created in a holistic approach and respond 1o
each other, creating a cohesive Plan for Downtown.

Implementation

The implementation element pravides the
appropriate Anancial tocls and incentives necessary
<o reach the vision set forth by the Plan, These
financing strategies are programs of actions that
can be taken by the City to further advance their
Downtown.




INTRODUCTION

HOW TO USE THE PLAN

The Flan is intended to be used on a daily basis as
public and private decisions are made concerning new
development, redevelopment, capital improvements,
economic incentives, and other matters affecting
Downtown. The following is a sumnmary of how
decisions and processes should align with the Plan.

1. Annual Work Programs and Budgets
Individual City departments and administrators
should be cognizant of the contents of the Plan when
preparing annual work programs and budgets.

2. Development Approvals

Adrministrative and legislative approvals of
development proposals, including rezoning and
subdivision plats, should be a central means of
implementing the Plan. Decisions by glected and
appointed officials should referance relevant Plan
recommendations and policies. City plans and
codes should atso reflect and suppert the vision and
recommendations in the Plan.

3. Capital Improvement Program

The City's Capital Improvement Program (CIP}
should be prepared consistent with the Plan’s land
use policies and infrastructure recormmendations.
New improvemnents that are not reflectedin the
Plan, which could dramatically impact the Plan’s land
use recommendations, should necessitate a minor
update to the Plan.

4. Economic Development Incentives
Economic development incentives should

be reviewed to ensure consistency with the
recornmendations of the Plan.

5. Private Development Decisions

Property owners and developers should consider

the goals and strategies of the Plan in theirland
planning and investrment dedisions, Public decision-
makers will be using the Plan as a guide in their
development deliberations such as zoning mattars
and infrastructure requests. This Plan should be

used as a tool by the City to ciearly communicate to
property owners and developers the overali vision for
what is desired within the downtown area.

6. Be Flexible

itis intended to serve as a guide to help the City,
development community, and locai residents plan
for the redevelopment of Downtown. The Plan is
intended to be flexible and fluid, and should be
updated and amended as appropriate. As projects,
policies, and programs develop cver time they may
not look exactly like the images in the document,
but they should address the intent of the plan. The
sketches and descriptions herein provide a broad
sense of how particular projacts may function within
thesa sites and provide a sense of what is acceptable
to the City and its residents from a deveiopment
standpoint.

Figure 1.1

Througheut the planning process and schedule,

the Planning Team focused on the fusion of three
elements: existing conditions, public input, and
market conditions. The result of this process was a
Plan that responded to the needs of the community
as well as the marketplace conditions.



INTRODUCTION

1 2 THE PLANNING PROCESS

OVERVIEW PROJECT SCHEDULE

This Plan is not meant to sit on the shelf but rather The entire planning process for the Downtown

i's intended to play an active role in all future Medina Strategic Redevelopment Plan iasted
planning and deveiopment in Downtown Medina. approximately six months and was organized into the
The comprehensive procass was conducted by the fve phases in table 1.1. Each phase of the Plan was
City and the Planning Tearm which infermed all meant to build off the previous one in orderto have &
parts of the Plan. Steps of this process range from unified process that involved people from all over the
meetings to analysis to design. Below is an averview community. Below is the schedule from the project
of the process taken by the ity which resulted beginning. The charton tha right shows the meetings
in the completed Madina Downtown Strategic and deliverables produced during each phase of the
Redevelopment Plan. planning process.

The process of creating this Plan included various
public involvement processes along every step
including public and stakeholder meetings and an
online engagement effort. These public processes are
detailed iater in the next section of the Plan.
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1.3 PUBLIC ENGAGEMENT

10

OVERVIEW

Considering the ideas and aspirations of the public
was at the heart of the planning process, an extensive
public engagement effort was conducted by the City
and planning team to coliaborate ideas and develop
the vision for the downtown, Thase ideas, values,
and aspirations provided the foundation from which
the Plan principles, development concepts, and
objectives were crafted.

Through this outreach campaign, more than 100
community members contributed their ideas and
aspirations for the future of Medina, Over 150 ideas
were generated during this process through various
input activities as described within this chapter.

PUBLIC OUTREACH TOOLS

In today's busy world, it's sometimes hard to
understand the wants and needs of individuals. The
planning process done during the process of this

Plan aimed te bridge that gap and engage with the
community on multiple lavels by using a variety of
tools and formats. By using technology as well as
personal interactions, this Plan captures the identity
of the community and responds te their wants and
needs. The following are different technigues used to
take on this task.

Stakeholder Involvement

There are a number of key stakeholders in the Medina
community, as well as stakeholders from outside

the community who have the ability to dramaticaily
shape the future of Downtown. Our team worked

to strategically engage these stakeholders to

ensure their ideas were heard, and the plan had

their support. Integrating these stakeholders in the
planning process was also critical to ensure they were
part of the planning process and took ownership in
the final Plar.

Communily Meetings

Understanding the priorities of the general public
was an important step towards completion of the
Plan. By engaging with the public, this Plan is a direct
response of the needs and wants of the community.

Throughout community meetings, the Planning
Tearn was able to present updates on the process of
the plan, while engaging personally with attendees.
These meetings were conducted in an open

house format that asked participants to react o
development opportunities, programming ideas,
and concept designs. This format provided direct
feecback to the Plar throughout the process and
allowed it to react to the interests of the community.

Online Community Engagement

The project website provided a platform for
community involvement, offering the public and
stakeholders the convenience of joining a discussion
from their own homes. The website served as



the *home’ for the project and included online

communication tocls and drafts of significant TOTAL TRAFFIC

outcomes of the planning process te be shared with
the media and general public.

Unigue Visitors
The website provided a number of opportunities for
input. The following is a summary of the questions
presented onfine and the total interactions for each
question:

How far are you willing to walk from your parking
space to a Downtown business?
52 interactions
- What enhancements to the focus areas could help
complement Downtown Medina and achieve the
vision of the community?
40 interactions
»  What types of new developments, services, or
entertainment options would you like to see in the

Downtown?
295 interactions _1Mmm!.
s What properties in and around Downtown should | 350
be targeted for development or redevelopment 300
over the next 10 years? - m o
164 interactions ! a0 M;/ i
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MARKET ANALYSIS

Creating a vision and plan is critical to the
future of Downtown, but needs to be realistic
and grounded in realities of today’s market. It

is important to understand the current market
conditions in order to realize the possibilities of
Downtown in the future. The following chapter
provides the market analysis of Downtown
Medina that drives the Development Concepts
detailed later in the Plan.



MARKET ANALYSIS

2.1 REGIONAL LOCATION

Medina is located in the heart of Northeast Ohio. Situated within the Cieveland-Elyria
Metropolitan Statistical Area, Medina is in close proximity to 2 number of large cities
incluging Akron, Canton, and Cleveland. In the larger regional scheme, itis within close
driving distance of two other major cities, Columbus and Pittsburgh.

The prime location of Madina is important to its role in the regional econemy. This Plen
aims to better position the City within the regional marketplace,

14
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MARKET ANALYSIS

2.2 METHODOLOGY

This analysis focuses on the core part {downtown)

of Medina. Downtown Medina is generally being
marketed as “nine square blocks”, being the blocks
surrounding the Medina Public Square. However,
some business and commercial developrment extends
beyend this area. We have defined the downtown a3
being the area bounded by Friendship Street to the
north, Jefferson Street to the east, Smith Road tothe
south and Huntington Street to the west. This area

s referred to as downtown Medina or the Central
Business District (CBD) throughout this report.

EFFECTIVE MARKET AREA

The Effective Market Area (EMA) which is defined as
the smallest geographic area that will contribute 60%
10 70% of support for new developmentata subject
site. EMAs are provided for each land use component.

\ M
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This analysis is based on the establishment of a Site
Effective Market Area (EMA) for each component of
development. EMA refers to a methodelogy used to
describe areas of similar economic and demographic
characteristics. EMAs are bounded by both “hard”
and “soft” boundaries. Hard boundaries are marked
by rivers, freeways, railroad rights of way, and other
physical boundaries. Soft boundaries are changesin
the socioeconomic makeup of neighberhoods.

Based on the characteristics of the Site EMA, a field
survey of existing rental housing, condominiums

and retail development, an analysis of the
appropriateness of the area for new development,
and a demographic analysis of the Site EMA, support
lavels can be established for additional development.

MARKET-RATE APARTMENTS

Conclusions for the development of a rental housing
project are based on analyses of the area including
the existing and anticipated rental housing market,
demographics, the economy, the appropriateness of
the site for the proposed develepment, and housing
demand. The study has evaluated past, current, and
future trends in the ares; the impact of those trends
on rental housing alternatives; current rental housing
slternatives; need and market support for additional
rental housing; and any proposed additions to the
area rental base.

Based these characteristics within the EMA, support
levels can be established for additional multifamily
rental development.

The following analyses have been conducted to
identify market potentiat for a proposed market-rate
apartrent development at the site:

-

Analysis of the overall EMA rental housing market
Historical housing trends

Current market conditions based on 200% field
survey of modern apartments

Appropriateness of the site for the subject
development

Current and expected economic and household
growth conditions

Area apartment demand factors, Sn‘cmim
Income-appropriate households

Support from existing multifamily renters (step-up/
down support}

A trend line analysis, based on a “rent by
comparability index” evaiuation of all con ventional
developments within the Site EMA, is used to
evaluate rents for the proposed development.
Flgor plan analysis and comparison with
comparable product

RETAIL DEVELOPMENT

Our conclusions for the petential for retall
development in these retail districts are basedcna
thorough analysis of downtown and the Effective
Market Area (EMA). The following analyses have
been conducted to identify market support for retail
in downtown:

Economic and demographic enalysis of households
and population
Analysis of traffic patterns

i5



MARKET ANALYSIS

» Location of existing retail outside of the local
districts

« Interviews with local real estate and planning
professicnals

« Interviews with orea business owners and
raanagers

« Personal observations of Danter Company
representatives

« Analysis of consumer spending patterns inthe area
impacting the EMA

+ Analysis of retail sales in the EMA

Retail development potential is based onan analysis
of existing retzil businesses and available space,

as well as a demographic and economic analysis of
the EMA. A field survey of existing retail within the
downtown Retail District has been conducted.

OFFICE DEVELOPMENT

Our conclusions for the market potential of office

development are based on a thorough analysis of

the Effective Market Aree (EMA) and area demand

factors, including:

« Current and expected economic and household
growth conditions

= Support from existing area office tenants (internal
mobility}

o New business formations

« Businesses moving to the EMA from outside the
areq (external mobility)

« Appropriateness of the site for the subject office
development

The attributes of new office development is primarily
a function of three main characteristics:
«  Access

16

o Visibility
» Community Services

Multi-Tenant Office Development Support

The support for leasable office space s affacted by:

+ Expansion from tenants occupying existing space
in the EMA (internal mobility from net gain).

= New businesses being formed.

«  Firms moving to the EMA from outside the area.

Internal Mobility

The first component represents the greatest scurce
of support for any new office development. Firms
generally move because their space neads change
and cannot be accommeodated within their existing
building. Furthermors, in addition to moving into
larger quarters, tenants generally move into newer,
higher guality space. Also, in today's economic
environment, there may also be downsizing.
Animproved downtown area will increase the
opportunity to attract downsizing {regional) firms
into existing space. Having a variety of choices
enables the potential to retain firms that may
otherwise move elsewhera.

External Mobility

The second component includes firms new to the
Medina area. The ralative isolation of the Medina
market from the major markets in Northeast Ohio
precludes a significant share of support coming from
this category. Thus, we expect the external mobility
componant will contribute approximately 20% cfthe
total market support potential.

New Business Formations

Tha third component of support includes new

businesses forming within the area. Most new
Airmes are rent-conscious, and therefore gravitate to
older, less- expansive facilities. When considering
the higher vacancy rate ameng the clder, more
sconomical space in the EMA, we anticipate that
(with a proper marketing effort), this component
would contribute up to 5% of the total market
support potential.

CONDOMINIUMS

Based on our analysis of the Site EMA condominium

home market, the key demand factors and proposed

future potential condominium supply, support lavels

have been established for additional developmentat

the subject site, The analysis of the existing Site EMA

housing market supply included:

= Mistorical housing trends

. Current market conditions based on 100% field
survey of active and established condominiums,
townhouse units, patio homes, and apartments

» Area demand factors, including

= Income-appropriate households

« Current and expected economic and household
growth conditions

» Condominium Demand Analysis

« Appropriateness of the site for the subject
development

For the purposes of this analysis, all residential home
developments with a monthly fee that includes
outdoor maintenance have been considered
together, whether they are detached units {patio
somes) or attached units (condominiums). Unless
otherwise noted, the term “condominiurm™ will apply
to all such units, whether attached or detached.



5 3 MARKET AREA PROFILE

EEFECTIVE MARKET AREA INDICATORS

Population - 2010
36,302 — —

Mouseholds - 2010
14,096

Average Family Size - 2010
2:56 i —

Median Household Income - 2013
563,702

Average Household Income - 2013
80,973

E Per Capita income - 2013
$31,664

Cwner Cccupied - 201

67.0% -

Renter Occupied - 2010

26.6.0% S,
Median Home Value - 2013

$174,344

source: ESR!

17
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MARKET ANALYSIS

9.4 MARKET ASSESSMENT

INTRODUCTION

To support the preparation of this Plan & market
assesement was conducted to examine the
development potential for office, retail, and
residentizl in the Medina market area with a
focus on the downtown. The primary purpose of
this assessment was to provide an overview of
development alternatives in Downtown Medina,
Chio.

Multifamily residential recommendations include
support by product type and price range. In addition,
general guidetines for unit and project amenities

are identifiad for each price range. Conclusions for
the development of the residential components are
based on analyses of the area including the existing
and anticipated rental housing market and the past
and future trends in home ownership supporting the
condominium market, dermographics, the economy,
housing demand, and the appropriateness of the

site for the proposed development. The study
evalustes past, current, and future trends in the

area; the impact of those trends on rental housing
aiternatives; current rental housing alternatives; need
and rmarket support for additional rental housing; and
any proposed additions to the area rental base. The
data presented in this report may be used as a base to
conduct future site specific analyses.

Retail potential is based on the buying power of
residents within the Effective Market Area compared
with the existing inventory of commercial space.
Office potential was evaluated based onthe

existing office market within the context of historic

absorption trends, such as new business formations,
internal mobility and step-up support. Central to
the methodology of the market assessmentis the
Efective Market Area (EMA) which is defined as the
smallest geographic area that will contribute 0% to

70% of support for new developmentata subject site.

EMAs are provided for each land use component.
The following are the key findings from the market
assessment.

DOWNTOWN DESCRIPTION

This downtown area is a naturally
pecurring central business and
shopping district made up of nine
square blocks anchored by the
traditional community square and the

-

rMedina County Caurthouse.

Downtown Medina is gererally being marketed as
“nine square blocks” directly surrounding Medina's
Public Square. However, some business and
commercial development extends beyond this area,
For the market study, Downtown is defined as being
the area bounded by Friendship Street to the north,
Jefferson Street to the east, Smith Road to the south,
and Huntington Straet to the west.

RESIDENTIAL

Over the next § years there /s arn
overall rental housing demand for
up to 428 rental units in DowNTowWs
Medina, Ohia.

According to the study, there is a market for multiple
market-rate apartment development alternatives
within Downtown Medina. A market exists within
Downtown for many unit types, including upscale,
moderate, and Tax Credit housing options. Table 2.2
shows the multi-family housing demand for Medina
over the next five years.

Within twelve montis there is
an expecied market demand for
approximately 250 ho vsing units in tne
downtown greca.

Over the next twelve months spanning from 2014 and
2025 there is fair dermand for both upscale, mederate,
and Tax Credit housing options (see Table 2.2).

There is support for the 176 units of market-rate and
72 LIHTC family and serior apartments. The various
concepts will appeal to different constituencies based

Table 2.1: Multifamily Housin
Demand, Medina Downtown EMA,

Upscale

UpscsleTonhouse %8 E

.Son.m...wmﬁmmmmmm\ _7 E 140

TeCede | L@
TOTAL 248 | 428




on concept andfor rent. Amenities associated with
the various development concepts follow. It should be
noted that it is unlikely that the full project amenity
package could be delivered for smaller phases of
develepment. This could be accomplished; howevar,
if a single developer were selected, a comman
amenity package could be provided for all properties.

vourg professionals and senicrs

will likely diive demand for upscale
housing options in the downitown

qreq with remts ranging from £800 1o
$1 4co fora mix of ope, two, and three
bedroom options.

There is a strong demand for upscale housing inthe
downtown (see Tables 2.z and 2.3). This demand will
be primarily driven by young professionals, either
single or double tenant with incomes starting at
$38,000. Their average income is likely to be in the
$45,000 1G $50,000 range. Most will be age 25 te 35.
Seniors are expected to account for up to 15% of the
total residents.

it is expected that 10% to 15% of residents work from
home or are self-employed: thus, the support for the
larger two-bedroom and three-bedreom (townhouse)
units, as well as the business center amenity. Very few
children are expected; generally, fewer than 2% of
units in these types of developments contain children
and most of these are under school age.

Lot
mix of voung pra

- |
woirkers, cr grad

downtown

it is anticipated that moderate market rate

housing in the downtown wili be driven by & similar
demographic to the upscale marketin respect to
young professionals, but will alsoinclude support
from young graduates and service workers. Rents for
these units will range from 695 foracne bedrocm
ynit to up to $945 for a two bedroom unit (seeTable
2.4)-

The profile of most respective renters will be between
the ages of 24 t¢ 35. Incomes will start at $28,000
with an average of $38,000 10 $42,000. Seniors

Table 2.2: Upscale Market-Rate
Garden Apartments (single-story
units in a mulii-floor building)

One-Bedroom/fi.o
Bath Garden i

Two-Bedroom/2.0 | 24

Table 2.3: Upscale Market-Rate
Townhouse Apartments (single-story
units in a mutti-floor building)

“wo-Bedroom/2.5 | |
Bath Townhousewith | 16
Attached Garage | - |

Two-Bedroom/z.5
Bath Townhouse with 12 .
Attached Garage _ m [

reepedoomizs |

Bath Townhouse with | 8
Attached Garage . | 7

TOTAL |

36

Table 2.4: Moderate Market-Rate
Garden Apartments (single-story units
in a multi-floor building)

e

Je3l )

One-Bedroomfr.o | _

i 36 B 9
o T G B
Two-Bedroom/2.0 _ |

32 _ ] 4
sanGarsen | 7| | F®
Two-Bedroom/2.0 _ 7

12 ‘ ;

Bath Garden _ 1100 5945

ToTAL| & |

*2015



MARKET ANALYSIS - RESIDENTIAL

are expected to account for up to 20% of the total
renants. Most senior residents will be retired, at least
partizlly, and will have been professicnally employed.
Rents for the moderate rate apartment options
include water/sewer services and trash removal.
Tenants will pay ail other utilities. Surface parking
should be available with some detached garages at
ar additional rent.

There is a cant gap for Low
incame Housing Tax Credit (LIHTC)

properiies serving the market;
e

i
currently there are no multi-family
pioperties serving the market and only
several single-family properties 1 the
program

A conventional LIMTC property, without additional
HUD Section B subsidy, would provide workforce
housing and accelerate downtown residential
development. Both family and senior Tax Cradit
housing could be supported. Rents for LIHTC units
are gross and inciude all utilities. LIHTC family unit
residents are expected.to have incomes up 1o $26,340
for a single-person household and $30,060 fora
two-person household based on offering the units for
househelds at 50% of median income.

Seniors would have incomes up to $21,950 based on
accepting households at 50% of median income. It
should be noted that the program is managed by the
Ohio Housing Finance Agency and allccations may
not include these recornmended developments.

20

iy dore 10

able absorp

jower weinter months.

throvgh tl

n
n

The four residentiat product types described
previously have been sized to absorb into the market
in fewer than 12 menths. Prior studies have shown
that absorption tends to be seasonal, with up to 64%
of annual absorption taking place in the peak summer
months (May through August). The shoulder seasen
(the two months on either side of the peak season)

Table 2.5: Low Income Housing Tax
Credit Apartments

FAMILY

One-Bedroom/i.c :
Bath Garden

Two-Bedroom/2.0
Bath m.mlﬂm en

s e e TR _‘

e e B

| 18 | o0 | 5846
IS A A

TOTAL| 40 |

SENIOR

One-Badroom/a.0 _
Bath Garden

Two-Bedroom/z2.0 _
-mﬁj mmﬂm: i

TOTAL

e L

*Based on 2014 allocatiens

generally accounts for approximately 24% of annual
absorption. The off season, November through February,
typically accounts for the remaining 12% of absorption.
While these percentages do nothold true in all markets,
they give a good indication of the potential seasonal
variations in absorption.

Factors that affect absorption include (but are not limited
to) the following: area mobility patterns; availability of
new product; age; quality; and rent of existing rental
properties in the Site EMA; area growth; area median
income; product variety; proposed product development;
and date of opaning.

Tabie 2.6: Phase One Development
Aliernatives

Upscale
80
Garden { e
Upscale !
36
_Townhouse
Moderate- |
Rate Garden | 80
units |
Tax Credit - 7 40
Family |
Tax Cradit - a0
semor |
TOTAL | 248

*Gross rent Includes alt utilities



UNIT AMENITIES

Each unit in the proposed development (upscale
market-rate apartments, upscale market-rate
senior apartments, upscale market-rate townhouse
apartments and moderate market-rate garden
apartments) will include the following armnenities:
+ Range

= Frost-free refrigerator with icemaker

» Dishwasher

» Disposal

» Central air conditioning

= Washer/dryer

« Additional storage (patio, garage, rermote)

»  Carpet and/or wood flooring

« Security system

e Balcony/patio

» Carport

» Garage (some)

» Ceiling fan

« Nine-foot ceilings

«  Window coverings

In addition, upscale properties would have upgraded
finishes such as countertops, cabinetry, carpet, sorme
wood or tile floors, etc.

PROJECT AMENITIES

We recommend a rmaster project amenity facility
serving all of the market-rate rental properties and
the condominiums. Project amenities will include the
following:

«  Swimming pool

»  Community building

» Business/computer center

s Fitness center

= Jog/bike trail

*  Movie theater

« Carwash area

»  Picnic area/barbecue area

= Petpark

= On-site management

= Elevator, if applicable

»  Secuyrity patrol

= Library/reading room

in addition, should senior housing be developed as
part of this plan, there should be a modest-sized
meeting space and fitness center specifically serving
the development.




MARKET ANALYSIS - COMMERCIAL

RETAIL
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dowatown relall

arec s very welliepy
wide range of retadl
In a comparison with peer city and neighborhood
retait districts, Medina fered well above average inthe
distribution of retailers by category, creating a strong
CBD and entertainment node in the community.
Based on an inventory of Medina downtown retail
astablishments, the arez is very well represented

with a wide range of retail cheices. Voids in the retal
market were {imited to only a few categeries and
most of these were present in nearby neighberhoods
{within one mile).

Retail voids in Medina found in typical downtownsin
peer comrmunities are as foliows:

» Grocery—Available withir one mile

»  Drug Store/Pharmacy ~ Available within one mile

s Electronics and Communication —AT&T and
Verizon are approximately one mile north of
dowritown, These carriers are typically located in
many downtowns.

e Looking and Cook Ware

s Shoe Stores — Designated shoe stores (as opposed
to shoes within clothing stores). Medina has
several well established clothing stores but no
downtown shoe stores. There are, however,
specialty shoe stores such as Second Sole and
Medina Dance Supply.

1

socral and

g iooart

prd

Care should be takan not to dilute the downtown with
iow volume/ low traffic facilities. Additional retail on
the periphery of the square should be destination
oriented. Additional destination retail often found
in peer communities or mixed-use neighborhoods

include:

o Sporting Goods

» Antigue Stores — Most communities have
numercus antique stores or malls impacting their
downtowns. Such stores are somewhat limited in
Medina.

* Smoke and Tebacco Shop

« Optometry and Eye Wear

¢ Cosmetics

+  Maternity Wear

e Formal Wear

= Leather and Luggage
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EMUErIUIMMEnt OPTIONS

Many traditional office tenants are seeking storefront
iocations with a higher level of consumer exposure.
Professional offices such as medical, legal, architects
and planners, accountants, and dental offices are

common in & mixed-use retail neighborhood.

Most entrepreneurs find the walkable neighborhood
to be an energizing environment in which to conduct
business. In interviews with such tenants they convey
the same desire for such locations s the residential
rmarket. It has been pointed out that small business
owners often spend more time at the office than
awake at home and the traditional office lotation
does not provide for a stimulating environment.

‘While there is little in the way of step up
sugport for future office space, new office
space that is flexible with modern amenities
could be integrated into the downtown fabric
as part of a mixed-use development.

Potential office tenants will likely be entrepreneurial
oriented rather than institutional users, seeking
average suite size in the 1,500 to 2,500 square foot
range with rental rates consistent to retall space in
the area.

Based on the current office market in Medina, a very
cautious approach should be taken towards office
development. Currently there is a 2z.2% vacancy
rate with 69% of all space renting for under $15.06
per square foot (providing little in the way of step-up
support.) Further, 56% of vacant space is offered at
$15.00 per square foot or higher.

While there is a vacancy rate of 22.1%in the
dewntown area, the vacancy rates of storefronts en
the square itseif are very low.

Whilg it is not recommended to conduct spec
construction of office space, ground-floor spacein
adaptive reuse buildings could be used by traditional
office tenants. Further, more and more conventionai
office tenants are seeking space in high visibility
mixed-use neighborhoods,

Future retall may be new construction as a component
of a mixed-use development, fill an existing storefront
or as part of an adaptive reuse of an historic building.
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DEVELOPMENT AREAS

This chapter highlights the redevelopment
potential and vision of specific areas

within Downtown. Appropriately planned
development of these areas will improve the
overall character and image of Downtown
Medina. The development opportunities
respond to the vision of the community as well
as the current marketplace.
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DEVELOPMENT AREA CONCEPTS

3.1 DEVELOPMENT
OPPORTUNITIES

Area A

The Development Areas for the Plan were established Area B

through input from the steering committee and city staff,
pubiic engagement, and stakeholder mestings. Numerous
Development Areas were identified throughout the planning
process, with the areas incorporated into the Plan seen

as those having the greatest potential as a catalyst for
development. This process ended with the Development
Argas seen on the map to the right.

AreaC

There is currently a diverse mix of limitations and
opportunities within these Development Areas. Table 3.2
shows information on eath of the Areas, including their
current uses and zoning. As the table shows, many of the
properties within the Downtown are zoned C-2 Commercial
which ailows for most of the uses that are proposed within
this document.

AreaD

Somne redevelopment scenarios will require the development
of adjacent properties that are currently owned by different
parties. Understanding the complexity of ownershigr

within each Area will better inform the coordinaticn of the
development process. Ln general, the less owners, the easier
it will be to assemble the necessary parcels. The current
status of ownership within each Area is shown in Table 3.2.

AreaE

AreaF

Area G

Area H

TABLE 3.1

Total
Acreage

0.7z acres

2.18 acres

2.5 acres

4.75 acres

1.26 acres

0.57 acres

1.83 acres

2.74 BCras

Building
Ares

15,702 5f

33,163 5f

14,517 sf

52,205 sF

14,361 5f

25,730 sf

41,850 sf

77,4515

#of
Parcels

5

19

32

#of
Owners

2

14

Existing Zoning
C-2 Commercial
C-2 Commercizl

and Multi-Use

C-2 Commercial

R-3 Residential,
C-2 Commercial,
and PF Public
Areas or Parks

C-2 Commercial

C-2 Commercial

C-2 Commercial

PF Public Areas or
Parks

Existing Uses

Office
Storage

Single Family
Housing

Office

Retail

Restaurant
Automotive Repair

Cffice
Retail
Semi-public

Office

Single Family
Housing
Restaurant

Retail

General
Commercial

Gas Station

Retail

General Commercial

Vacant

Church

Cffice
Entertainment
Vacant Retail

Education






3.2 DEVELOPMENT AREA “A + B”

a mixed-use development in the heart of it all

CONCEPT OVERVIEW PLAN DESCRIPTION

A. Townhomes - Upscale townhomes are proposed zlong
the intersaction of Liberty Street and Court Street. These
townhomes will create a unified and active streetscape, with
public spaces provided at the intersections. Townhomes
are thrae levels with covered parking focated on the ground
level, In addition, three one-level flats have been located at

the corner of the buildings where they make an "L” shape

The size, shape, and position of Development Areas A and B provide en excellent
opportunity for high quality townhemes with an improved streetscape dasign. This
arrangament will create an active, urban street envelope closa to the square thatis
pedestrian friendly and inviting to those visiting Downtown. The remainder of the
is proposed to contain first floor offices and retail that continues the streetscape
and connects the square to the areas to the north. The objective of these Areasis
to provide places for people to live and work in close relation to the square while

enhancing the streetscape along Friendship and Court Streets and improving the B. Mixed Use - Four level mixed use bulldings with commercial
public realm. The townhome concept proposed would self-park with ground leved on the ground floor and a mix of one and two bedroom flats
garages for all units while the mixed use development may have surface parking located on floors 2-4. Shared parking analysis indicates
behind the buildings. peak demand of 130 spaces for this mixture of uses.

. Enhanced tntersactions - Public space, enhanced crossings,
DEVELOPMENT DATA

landscaping features, and upgraded materials help to
Site Area: +[- 3.00 adres improve pedestrian connectivity and offer an entry feature
into the Downtown District.

Use Space

D. Parking - A shared parking lot of 135 spacesis provided
Retail 8,400 square feet between the mixed use buildings and hidden from street
Office 8,400 square feet view. This lot provides all required parking for uses within
Elats 80 Units the adjzcent mixed use buildings.
Townhcomes 30 units

Townhomes Mixed-Use







3.3 DEVELOPMENT AREA “C” (OPTION 1

o development site that fuses multi-family and lodging

CONCEPT OVERVIEW PLAN DESCRIPTION

A. Mixed Use - Residentiai - Ground floor retail and office running
along West Washington Street will create & unified street
frontage that improves pedestrian connectivity and extends
the development pattern of the downtown, Four stories of

residential flats above will feature a total of g5 units

Area C's proximity to the square as well as its size make [t an ideal site for a
mixed-use development with a smali-scale hotel. Two options are presented for
this concept based on two different parking scenarios. Optiona includes a hote!
and rrixed-use buiiding wrapping an integrated parking garage. This option
aliows for increased on-site parking and the overall size of the building, andin

turn the hotel rooms reach 122 keys. This development option also includes a B. mema Use - Iownm_ - Due to the slope of the site, level 2 shown
much improved pedestrizn realm with streetscape enhancernents and enhanced in the dizgram is the street frontage for the hotel along West
connections to the square. Liberty. This leve! contains commercial space on the corner of

Elrmwood and Liberty as well as the hotel iobby and conference
space on the northeast corner of the building. The ramainder of
the hotel would occupy the top three stories of the building with

DEVELOPMENT DATA 123 rooms.

Site Area: 4/ 2.15 acres (. Parking Garage - A UL| shared parking analysis was ran on

’ ’ the mixture of uses within the development with a toal peak
dernand of 350 spaces. A four-deck, five parking level garage
Retall 16,000 square feet will provide aproximately 350 spaces, giving additional parking

Use Space

Office 16,000 square feet space fer any mmmméﬁrm higher parking demand.
Conference 6,000 square feet D. Shared Amenities - Greenspace, pool, terrace areas canbe a

! shared amenity between the hotel and the residential uses,
Hotel 122 keys lowering the cost and raising the quality amenities for both.
Flats 95 UnNits

E. Pedestrian Connection - An enhanced connection can provide

pedestrians with easy access to the square through the existing
indoor arcade.

Downtown Hotel Mixed-Use
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Levelz

Levels 3-5

D Commercial

D Hotel

D Residential
D Parking Garage




3.4 DEVELOPMENT AREA “C” (OPTION 2

o development site that fuses multi-family and lodging

CONGEPT OVERVIEW PLAN DESCRIPTION

The second development concept for Area Cincludes an open courtyard wrapped A, Mixed Use - Residential - Ground floor retail and office running

by a mixed-use building with a smaller-scale hotel. The proposed concept features along West Washington will create a unified street frentage that
a drop-off and loading surface parking area for the hotel as welt as one level of improves pedestrian mobility and enhances the Downtown.
underground parking below the courtyard. Total square footage of each use in this Four stories of residential fiats above the commercial space will
option are slightly decreased. Another compenent of this option would also be the feature a total of g5 units.

City adding a parking deck across Liberty from the hotel. Much like option 1, this
would include an improved pedastrian realm with streetscape enhancements and
an easy connection through the neighboring covered arcade to the square.

B. Mixed Use - Hotel - Due to the slope of the site, level z shown
in the diagram is the street frontage for the hotel along West
Liberty. This level would contain commercial space on the
corner of Elmwood and Liberty as well as the hotel lobby and

Um<m_nO_U—Sm2._. _UP._.P restaurant on the northeast corner of the building. The rest of

the hotel would accupy the top three stories of the building with
Site Area: +/- 2.15 acres

101 rooms.
Use Space C. Courtyard with parking below - A courtyard with shared
Retail 13,500 square feat amenities is proposed to cover a ground-level parking lot
underneath.

Office 13,500 sguare feet ) . ) . )

B D. Public Parking Deck - In order for this opticn to be viable,
Conference 6,000 squareteet additional parking will need to be constructed to support the
Hotel 101 keys mix of uses,
Flats 78 units E. Pedestrian Connection - Integral to the design of Area Clisits

connection to the square. The southeast corner of the courtyard
opens into a common space that connects the Area to the
square through a pedestrian arcade.

Downtown Hotel Mixed-Use
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3.5 DEVELOPMENT AREA “D”

wmm\qu&a:Q residential near a vibrant Downtown Core

CONCEPT OVERVIEW PLAN DESCRIPTION

A. Multifamily Flats - Two-story multifamily buildings have been

Area D is the largest Development Area, which provides options to incorporate placed to maximize use on the site, while providing enough
s mix of residential units. This Area should feature a mixture of townhomes and © area for resident enjoyment to the rear of the buildings.
flats that are a maximurn of 2-3 stories. Enhanced streetscapes, public space, and Each building contains 22 units, for an overall site density of
pedestrian amenities should also be a part of this deveiopment. Parking should anproximately 28 units per acre.

be provided to serve the residences as either surface or structured, but pn-street
public parking should also be provided with the strestscape improvements. The
northeast intersection of South Elmwood and West Smith Roads provide an
opportunity te estabiish a medivm scale commercial user, such as a pharmacy ora
hardware store.

i, Townhomes - A significant amount of slope is existing between
the northern and southern edges of the site. Townhomes have
been situated to make use of the view provided by tha drepin
slevation to the south. Eachunitisthree stories with garages
located on the bottorn floor.

C. Commercial - The intersection of Smith and Elmwood roads is

Um<m—.0ﬁ_<_mz._. UP._.D an appropriate location for & smaller retail or service user. Any

Site Area: +/- 4,46 acres retall that goes into the site should not act to dilute the retail
already surrounding the square.

Use Space D. Public Parking - An existing public lot owned by the City should
Townhomas 3 units be reconfigured to accommodate more parking spots. The
Elats 36 units parking shown within Sub-area D is proposed to serve new

: users located within Sub-area G.
Commercial g,300 square feet
Parking g8 spaces

Multi-Farnily Residential Flats

Townhomes







DEVELOPMENT AREA “E + G

ived-use commercial that capitalizes on natural features

CONCEPT OVERVIEW PLAN DESCRIPTION

, o A. Mixed Use - Office/Retail - The topography of the site
Development Area G's proximity 10 the square as well as the presence of orovides great visibility of offices and businesses along

Castle Noel make it en appropriate space for 3 mixture of office and retail. This Court Street, Smith Road, and Broadway Street. This design
development should come with a unified and enhanced streetscape, public space, would promote 3 better streetscape and bring a more

and pedestrian amenities. . urban, dynamic built environment to the area. Two story
Development Area E has a shallow depth back from the roadway into a deep buildings with traditional architectural detailing and forms
slope down to the rail line. Dueto these site conditions, significant development will complement the activities at Castie Noel and extend the

could be difficult. A park could be established to offer pedestrian greenspace, and downtown development pattern to the southern edge of the
become a potential site for further creek restoration. district.

B. Natural Parkland - Significant sicpe and proximity to an
active rail line maka this site suitable for redevelopmeant as
wm<mmnc_ugm2._. DATA parkland. Anunderground creek currently runs through the
Site Area: +{- 3.09 acres site, which could potentially be opened to daylight, providing
access 1o natural features within close proximity to the

Use Space square.

Retail 8,440 square feet C. Smali-Scale Retail - A smell retail establishment, such as an

Office 25,320 square feet ice cream shop, would be a potentia user to the south of East
. Srnith Road. “

Parking +{- 6o spaces

D. Public Space - Buildings have been pulled away fromthe
corners of the intersection to create pockets of public space.
Each building can have access to the space, which will heipto
encourzge pedestrian acitivity to and from the downtown

Concept Character Images

Mixed-Use (Office/Retall) Parkland







SUB - AREA “F”

Preserve or vedevelop the historic structure

CONCEPT OVERVIEW

The historic Farmers Market building within Sub-Area F of a full rehab against the cost of a complete
provides a number of challenges and opportunitias for redevelopment of the site. If the historic value and
future reuse or redevelopment., The existing building has cornmunity connection is strong, the City should
heen a fixture within Downtown Medina for almost a make every attemnpt to attract a potential user for

century, serving the community and its farmers throughout  thesite.
the entire time. Adaptive reuse of existing historic

structures has been seen throughout the State, and the © The architectura! character and historical
Farmers Exchange building could become a potential home significance of the building provide an opportunity
to a number of specialized users who woutd see benefit of for some potential users for the building:

locating to a building with ample character and authenticity. ¢  Flex-Usespace
»  Shared work space
Built primarily as a bulk feed and grain store serviced bythe =  IndoorFarmers Market

railroad, the structure is not currently suitable for tenants »  Community Technology Lab
requiring access to modern amenities, although the building  * Community EventSpace
and site have undergone remadiation for environmental = Business Incubator

contaminates. The smali size of the site creates difficulties,
for parking, and attempts should be made to obtain shared
parking agreements with adjacent property OWners.

The City and any potential user or developer must balance
the intrinsic value of the histeric structure and the cost

Concept Character Images

Iy ek

Shared Work Space Event Space Indoor Farmer’s Market




SUB - AREA "H”

tagline

CONCEPT OVERVIEW

While the historic and existing use of Sub-Area M as Garfield  1he history and architecture make this Area very sensitive
Elementary School is appropriate for the site, it is important 1o new construction and development so ali redevelopment
to plan for the future. If the current elementary school of this site should retain the existing building and

building were to become obsolate or unused by the school surrounding lot.

system, the City should work towards adaptive reuse of the

existing facility. Programming for the reuse should keep the

theme of education or instuticnal uses. Some ideas for uses

are a community college, local university branch campus,

municipal offices, or a library extension.

The existing design of the building as a school provides

a good opportunity for the reuse as another educational
function. By partnering with & community college or local
university, the building could be renovated for a higher
education user. This would attract students to Downtown
while providing the resource for Medina residents to further
their education.

Concept Character Images
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By identifying possible economic
development tools and incentives,
Medina can be a leader in strategic
downtown redevelopment.

CHAPTER

4.1 Economic Development Cverview
4.2 Applied Tools and Incentives

DEVELOPMENT
TOOLBOX

It is important for the City to utilize a broad
range of economic development tools in order
to attract the private sector investment that will
enhance Downtown. This chapter outlines the
current economic development tools at play

in Medina and aims to build on them in order
to work towards the development concepts
outlined in this Plan.



DEVELOPMENT TOOLBOX

4.1 ECONOMI

HISTORY OF ECONOMIC
DEVELOPMENT IN MEDINA

The City of Medina has displayed a strong working
knowledge of available economic development
tools at the State & Federal levels. Medina's
economy has some diversity, but its employment
base consists largely of public sector employees
working in educational services, health care and
social zssistance, consisting of roughly 21%6 of the
City's employment . The County's largest employer
is Medina General Hospital, housed in the City. From
a private employer 3 industries have over a10%
share of the City's employment, Manufacturing
{15.7%0}, Retail Trade (11.8%) and Professional
Services (10.4%). The City has used its tools well to
accommodate this mix.

Sandridge Food Corporation has served as a strong
case-study in which Medina utilized its available
economic development tools to good advantage.
The company has expanded numercus times since
2008, and in each instance the City has provided a
mix of incentives to finance the expansions and to
ensure the retention of jobs, including but not limited
to Ohio Job Creation Tax Credits, Enterprise Zone
Property Tax Abaternent, Regional 166 Direct Loan,
and a Job Creation Grant. While Medina has used

a handful of incentives for corporate employers, it
has also layered a City-wide property tax abatement
known &s a Community Reinvestment Area (CRA)
established in 1986 to leverage investmentin

its downtown . Considering this abatementwas

C DEVELOPMENT OVERVIEW

executed prior to 1994, it has significant benefits; the
City is not obligated within the CRA to compensate
the School District for lost revenue.

Lastly, Medina has worked well with its regional
partners in establishing two inter-governmental
mechanisms for joint services: 1) a Joint Economic
Pevelopment District (JEDD) with Montville Township
{and & pending JECD with Lafayette Township) and

2) a Cooperative Economic Development Agreement
{CEDA) withYork Township.

EXISTING ECONOMIC
DEVELOPMENT TOOLS

*  Pre—a1g94 CRA —From a business perspective,
Medina’s most generative incentive fs its pre-
1954 CRA, covering roughly four square miles
surrounding its dowrntown square and some land
southwest of downtown extending west to Lake
Road. Due toits pre-1994 status, it serves as an
automatic abaternent to property owners locating
in that specific area.

» Enterprise Zone Agreements — Southwest of
the City, Medina has used a similar abaternent
geared for private employers making a significant
investment and creating jobs known as an
Enterprise Zone; this incentive has been primarily
utilized in industrial space west of downtown.

« Job Creation Grant - Medina has used a rather
popular municipal incentive on an ad-hoc basis
that calculates a grant for new company hires
based on its income tax withholdings. Thisis a



more progressive version of a standard municipal
income tax credit.

s State Incentives — Medina utilizes a series of
incentives through Development Services Agency
and JobsOhio, The City and its staff have a strong
weorking knowledge of and relatienship with each
ertity.

NEW OR PROPOSED TOOLS AND
INCENTIVES

« New Community Authority - This tool could
cutalyze investment and building for the current
downtown development plan by capturing the
future development and offering the prospect of an
additional bonding capacity.

»  Medina Square Incentive - in order to help
expedite tenants in the commerciel/cffice space
within the dowrtown redevelopment area, we
recommended that the City consider providing
a downtown-specific version of the existing Job
Creation Grant that can be directed towards the
businesses the City wants te attract, including, but
not limited to, retail and hosgitality.

* Port Authority Financing - Medina should utilize
the financing capabilities of the Medina County
Port and Development Finance Authority of
Summit County Bond Fund.

» Comprehensive Toolkit List - A chart available

for reference of ail potential Ohio incentives.




DEVELOPMENT TOOLBOX

4.2 APPLIED TOOLS AND INGCENTIVES

OVERALL STRATEGY -
THE IMAGINE MEDINA NEW
COMMUNITY AUTHORITY

The recommended strategy would be to incorporate
a form of public-private partnership known as a New
Community Authority (NCA). Governmaents and
private developers in an area may utilize this type of
public-private partnership to execute development
projects. ANCA is an area of land that levies a
"community development charge” to pay for a
development project. Community development
charges may be based on real property, resident
income, business revenue, business profits and/or a
per parcel fee as fong as the mechanism lies within
the established boundary. An NCA establisned within
2 municipality has no minimum acreage reguirement.

The NCA is governed by a Board of Trustees
appointed by the organizational Board of
Commissioners and the develaper, consisting of
seven (7) to thirteen (23) members. NCAs have the
authority to acquire and dispose of property, enter
into land development and facility construction
agreements with developers and governments, lavy
community development charges, and issue bonds.
NCA may also issue bonds to fund development
projects secured by community develepment
charges. The NCA, and not the political subdivision,
carries the debt of the bonds

From the City's perspective, the NCA model allows
for the levy of charges based on property value

a4

and economic activity to assist on the funding of
necessary community facifities, while still leaving the
Community Reinvestment Area tax exemption in
piace and lzaving the City's credit untouched.

From the property owner’s perspactive, they wiil

be seeing enhanced levels of service and facilities in
their area while still paying less than they would have
otherwise paid were the CRA not in effect,

SITE SPECIFIC RECOMMENDATIONS

Area A& B

»  New Community Authority
Bonds backed by Community Development Charges
s Community Reinvestment Areg
*  Medina Square Incentive
559, 5-yeqr incentive based on Commercial & Office
tenant’s withholdings

Area C

= New Community Authority
Bonds backed by Community Developrnent Charges
* Community Reinvestment Area
«  Medina Square lncentive
35%6, 5-yearincentive for Hotel, Qffice, Commercial
tenant’s withholdings

Area D

»  New Community Authority
Bonds backed by Commurity Development Charges
«  Community Reinvestment Area

Area G

e New Community Authority
Borids backed by Community Development Charges
= Community Reinvestment Area
= Medina Square Incentive
359, 5-yearincentive for Office tenant’s withholdings
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