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Introduction

Miami Valley Commercial Development Assessment

Purpose

The commercial landscape of the Miami Valley Region has experienced a transformation over the past
several decades. While commercial activity was once conyned to a few downtown areas, the increased
ease of transportation has allowed commercial development to spread across a vast network of subur-
ban areas. The shift in the local economy from a manufacturing base to more of a service base has also
contributed to the increase in commercial land across the Region. However, this growth has been
coupled with a rise in the amount of vacant commercial space in the Region. This expansion has also
coincided with a slight decline in population, resulting in an ever-increasing amount of commercial
space per capita. This notion is reafyrmed in a 2003 U.S. retail study, published by the International
Council of Shopping Centers, which identiyes this area as having the 5th largest amout of retail space
per capita in the country.

The Miami Valley Regional Planning Commission (MVRPC) conducted the Miami Valley Commercial
Development Assessment as a part of the existing conditions assessment phase of “Going Places: An
Integrated Land Use Vision for the Miami Valley Region.0 The main purpose of this assessment is to
measure the existing condition of commercial development
throughout the Miami Valley by analyzing the building space
and land use inventory and to identify how future develop-
ment planning might appropriately compliment the needs
and resources of the Region. The data and analytical meth-
ods in this assessment are intended to help local ofycials
make development decisions that make sense in a region-
al context.

Figure 1. Study Area

Study Area

The study area covers a three county region in the Dayton
Metropolitan area, along with three cities in northern War-
ren County, located in southwest Ohio (Figure 1). It includes
Greene, Miami, and Montgomery counties along with the
cities of Carlisle, Franklin, and Springboro in Warren Coun-
ty, covering approximately 1,313 square miles with three
interstates, 1-70, I-75, and 1-675.

|
S

<]
4 A wal
e 4
P

Report Structure

This report begins with the deynition of commercial land use used in this assessment and descriptions
of the data sources and general data analysis methodology used. The evaluation of the current status
of commercial development includes analyses of the Region’s commercial land, gross leasable area
(GLA), and sub-market assessments for the ofyce and retail sectors, vacancy, and employment. This is
followed by a discussion of the future of commercial development in the Region.
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Methodology

Miami Valley Commercial Development Assessment

Deynition

Commercial land is deyned as fithe land and improvements to land which are owned or occupied for
general commercial and income producing purposes and where production of income is a factor to be
considered in arriving at true valueo (State of Ohio Classiycation of Real Property). However, some
properties were excluded because their use is not commercial in nature. In addition, some properties
that are classiyed as tax exempt are included in this assessment because they represent a commercial
use of land. See Appendix A for a complete list of land use categories included in the study.

For this report, commercial land has been divided into seven categories:

* Lodging

* Healthcare

* Restaurants

* Retail

A Ofyce

A Vacant T Unbuilt: These parcels are deyned by the Auditoris database as being commercial
land that is currently undeveloped. It should be noted that these parcels are not included in any
assessment of vacant commercial GLA.

A Unclassiyed: These are parcels that are generally recognized as commercial, but either have
no speciyc land use information, or have a mix of commercial uses.

Data Sources and Analysis Framework

The data used for this study includes both spatial and non-spatial commercial land use and socio-eco-
nomic data. In addition, commercial land use data was broken down spatially by various geographic
levels, including: regional, county, market-area, and Trafyc Analysis Zone (TAZ).

The primary source of data for the commercial development assessment is the parcel-level data ob-
tained from each of the county auditoris ofyces during the summer of 2007.

The data used to assess the condition of vacant commercial property came from the Department of
Housing and Urban Development and the Gem Real Estate Group.

Employment data were organized by Standard Industrial Classiycation (SIC) codes. The Wholesale
Trade, Retail Trade, Finance/lnsurance/Real Estate, and Services codes were combined to form a total
commercial employment number. Commercial employment forecasts were developed by MVRPC us-
ing data from the State of Ohio’s Quarterly Census of Employment and Wages, Woods & Poole Eco-
nomics, Inc., and the Ohio Department of Job and Family Servicesi Job Outlook to 2014 report.

Prior to technical data analysis, some data modiycation was necessary to develop a regional dataset,
mainly due to the differences in the deynitions used in parcel data between the counties.

The data in this report are examined geographically, graphically, and in tabular form. Tabular and graph-
ic analyses occurred at the regional and county levels, while geographic analyses were conducted at
both the parcel and TAZ levels. The analyses are both land-based and building-based.
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Historic Commercial Land Use

Commercial development in the Miami Valley Region has experienced a substantial shift over the past
several decades. This shift has taken place in employment share, from manufacturing to service, and
in the geographical redistribution of commercial land from the Region’s core to its suburbs and along
interstate highways. Figure 2 shows the urbanization trends in the Region from 1950 to 2000.

Regional commercial land increased
nearly 150% between 1975 and 2000,
while non-commercial land has only
increased by 53.2% (Table 1). Com-
mercial and non-commercial develop-
ment in Miami County has outpaced
the rest of the Region, as both com-
mercial land and non-commercial land
increased over 100%. More speciycal-
ly, land used for commercial purposes
increased 183.3% from 930.5 acres in
1975 to 2,636.4 in 2000, while non-
commercial land increased by 118.1%
from 10,374.6 acres to 22,622.5 be-
tween 1975 and 2000. Commercial
development also stands out in Mont-
gomery County, where land increased
over 160%, despite the fact that non-
commercial development only in-
creased by 25.2%.

While a review of these ygures can be
used to identify general trends in de-
velopment, because the older land use
data is based on aerial photos and not
on parcel boundaries, the ygures from
1975-2000 are not comparable to the
2007 parcel data on which the majority
of this assessment is based.

Figure 2. Urbanization Trends from 1950 to 2000
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Source: U.S. Census Bureau, 1950 and 2000

Table 1. Historic Land Use (in acres) for 1975 and 2000

10
- e Miles

n

9,310.6) 23,099.3] 148.1% 101,474.8| 155,436.6 53.2%
1,883.5  3,502.0 85.9%| 26,648.6) 52,092.5 95.5%

930.5| 2,636.4) 183.3%| 10,374.6] 22,622.5 118.1%
6,496.5 16,960.9) 161.1% 64,451.6/ 80,721.6 25.2%

Source: ODNR, MVRPC

Note:

Warren County data are not shown because they are not available
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Current Commercial Land Use and Gross Leasable Area

Commercial land makes up 3.3% of the total land in the Region (Figure 3). The majority (62%) of the
commercial land in the Region is either unclassiyed or vacant (Figure 4). The retail category consumes
the next largest amount with a 20% share of regional commercial land, while ofyce land accounts for
only 6.9% of commercial land. However, in terms of commercial GLA, retail and ofyce account for
nearly 60% of the Regionis inventory (Figure 5).

Figure 3. Regional Commercial Figure 4. Commercial Land by Category Figure 5. Commercial GLA by Category
Land Share (in acres) for 2007 (in acres) for 2007 (in square feet) for 2007
Commercial Office
28,034.7 (3.3%) 1,984 (6.9%) Undlassified 230£4°eseg
Vacant Land 35,304,846 (18.8%)

6,735 (24.0%) (28.0%)
Retail
5,582 (19.9%)

Restaurant )
830 (3.0%) Lodging,
4,612,

Healthcare 3.7%)

1,544 (5.5%) Healthcare

Unclassified 7,373,876 "
) 10,746 Lodging (5.8%) \ Retail
@30 664 (2.4%) Restaurant 50,901,680
802,556.2 242119 (40.3%)
(96.7%) Source: Greene, Miami, Montgomery, and Warren counties, 2007 '(3 5'%)
Source: Greene, Miami, Montgomery, :
and Warren counties, 2007 Source: Greene, Miami, Montgomery, and Warren

counties, 2007; cities of Carlisle, Franklin, and
Springboro, 2007

Montgomery County and the northern part of Warren County have the highest percentages of com-
mercial land in the Region, with 5.8% and 8.2% respectively (Table 2). However, because the Warren
County ygures only pertain to the three cities of Carlisle, Franklin, and Springboro, they cannot be
fairly compared to the county totals of the rest of the Region. Another observation from the current land
inventory is that, despite the previously cited development that has taken place in Miami County, com-
mercial land only accounts for 1.7% of the Countyis total land.

Table 2 also corresponds with Figure 6, showing the amount and location of commercial and non-com-
mercial land in the Region for 2007. The table shows the amount of commercial land in each county,
and the map conyrms that most of it is in Montgomery County. The map also shows that most of the
commercial land is located along the Regionis major highways, with clusters surrounding the most
signiycant interchanges.

Table 2. Commercial Land in 2007 by County (in acres)

28,034.7 (3.3%) 810,915.0 (96.7%) 838,949.8
5284.4 (2.0%) 260,904.8 (98.0%) 266,189.2
4,501.6 (1.7%) 257,862.2 (98.3%) 262,363.8
17,165.1 (5.8%) 280,090.1 (94.2%) 297,255.2
1,083.6 (8.2%) 12,057.9 (91.8%) 13,141.6

Source: Greene, Miami, Montgomery, and Warren counties, 2007
Note: *Warren County includes only the cities of Carlisle, Franklin, and Springboro
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Figure 6. Commercial Land in the Miami Valley Region in 2007
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