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INTRCDUCTION

Camp Washington occupies a central
location, both physically and finan-
cially, 1in the City of Cincinnati.
The area has been the industrial
center of the City for decades and
today remains as the City's largest
resource of industrial income. The
Camp Washington Industrial Area is
defined on the north by the Mill
Creek and Interstate 74, on the
east by Interstate 75, on the south
by the Western Hills Viaduct, and
on the west by the Chessie System
Railroad Yard and the Mi11 Creek.
The Tlocation has always been an ad=-
vantage to the economic health of
the area. Interstates I-75 and
I-74 provide the Camp Washington
Industries with excellent accessi-
bility to both 1local and regional
markets for the various goods and
services produced in the area.

While the construction of the inter-
states has had a positive impact on

the Industrial Sector of Camp
Washington it has caused a
substantial change 1in <the Camp
Washington Neighborhood Business
District. Historically there have

been four groups which have

supported the Camp Washington
N.B.D., They 1include residents
Tiving in the area, South

Cumminsville and North- Fairmount,
the communities passing through
Camp Washington and the area's
commercial and industrial
employees, Before the construction
of Interstate I-75 the majority of
businesses in the N.B.D. were
supported primarily by the

residential population of the area,-

the pass=through traffic on
Colerain Avenue (01d Rout 27), and
to a lesser extent by the indus-
trial and commercial employees of
the area. Colerain Avenue, at that
time, was the "Main Street of
Commerce" in the N.B.D.

The construction of I-75, which cut
Colerain Avenue both to the north
and south of the NBD isolated
approximately one and one-=half
miles of Colerain Avenue, The
severing of Colerain Avenue shifted
the center .of the NBD from the
businesses 1ining Colerain Avenue
to those businesses located at the
intersection of Colerain Avenue and
Hopple Street. This refocusing of
the NBD around the Hopple
Street/Colerain Avenue intersection
can be attributed to not only sever-
ing of Colerain Avenue by the inter-
state but also by the rapidly grow=
ing population of the western su-
burbs. This population growth, be-
cause of increased east-west traf-
fic on Hopple Street has shifted
the commercial importance of
Colerain Avenue as the "Main
Street" of the NBD to Hopple
Street.

The NBD, today, smaller than in pre-
vious years, 1is supported by resi-
dents, 1industrial workers and pass
through traffic. Public Demograph-
ics, Inc. was hired by the City of
Cincinnati's Department of Neigh-
borhood Housing and Conservation to
complete a marketing study of the
area. In their study PDI identi-
fied opportunities for the future
growth of the NBD. Their study in=-
dicates that strong development
opportunities exist in the Camp
Washington trade area. (See Market
Study) The data and analysis pre=-
sented in the Market's Report demon-
strates a sizeable potential for 20
different establishment types in
the Camp Washington trade area.
The trade area consumer demand and
purchasing power are capable of sup-
porting a greater supply of these
20 establishment types than are cur=-
rently available 1in the area. The
study found that redevelopment ef=-
forts should be focused on the sec-
tion of the NBD along Colerain from



Hopple to Township targeting on the
attraction of establishments which
deal 1in soft shopper goods and per-
sonal services. The market analy-
sis also indicated strong potential
for a new development focused north
of Hopple Tocated as close as poss—
ible to the I-75 interchange. The
new development would attempt to at-
tract establishments which would
operate on a 24-hour basis provid-
ing groceries, drugs, fast food
service and other goods and ser-
vices primarily to customers drawn
off I-75 and Hopple Street. The
concept of this development is to
create "the Camp that never
closes". As the market study also
suggests a concentrated effort must
be made to retain the existing resi-
dential properties and commercial
estab]lishments while attempting to
attract new businesses to the area.

Camp Washington NBD was once seen
as once a strong business commun-
ity, the center of commerce for the
industrial community, residents and
communities. More recently, the
Camp Washington NBD has been per-
ceived as deteriorating. There was
1ittle hope for the revitalization
of the area. Now as a result of
renewed interest by both the commun-
ity and City the perception of the
NBD is quickly changing. Some seem-
ingly disadvantages of the NBD,
such as its central location near a
major interstate, emerged as advan=-
tages to the marketability of the
NBD. The convenient interstate pro-
vides the opportunity to meet the
needs of City residents and inter-
state travelers for access to pro-
ducts and services of the NBD on a
24 hour basis. With the opportuni-
ties that exist and the steps that
are being taken in both the commun-
ity and the City, the future of the
Camp Washington NBD looks bright.



URBAN RENEWAL PLAN

The Urban Renewal Plan for Camp
Washington was completed to serve
as a planning guide for the people
of Camp Washington. The plan area
is the main business district, de-
scribed geographically as the two
blocks bordering the north side of
the Hopple Street and Colerain Aven-
ue intersection and the businesses
bordering Colerain Avenue between
Hopple Street and Township Street.
A more specific 1legal description
of the area contained in the Urban
Renewal Plan can be found in Appen=
dix of this document. The surround=-
ing areas, which included residen=-
tial, commercial and industrial
uses, were also studied to ascer-
tain the influence that these areas
" would have on the Neighborhood Busi-
ness District. The motive of the
Urban Renewal Plan was to synthe-
size the various components effect-
ing Camp Washington's future growth
and to channel this growth to a
prosperous future.

The Camp Washington Urban Renewal
Plan consists of proposals and
guidelines for the retention, im-
provement, and interrelationships
of commercial, industrial and resi-
dential districts.

The physical solutions portrayed
address issues dealing with develop-
ment opportunities, zoning, circula=-
tion, parking, image, upkeep of pub-
lic right-of-ways, design conform—
ance of private buildings and eco-
nomic incentives to both. private
businesses and residential owners.
Hopefully, through a partnership of
both . public and private investment
Camp Washington will not only be up-
graded as a major inner city commun-
ity but achieve its ultimate poten-
tial,
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LEGAL DESCRIPTION OF THE CAMP
WASHINGTON URBAN DESIGN PLAN

Starting at a point, said point
being the intersection of the east
line of Henshaw Avenue and the
south 1ine of Hopple Street thence
east along the south 1ine of Hopple
Street a distance of 100' more or
less. Thence north across Hopple
Street and continuing north along
the rear of the properties facing
on the east side of Henshaw Avenue
to the point of intersection with
the north 1line of Hamilton County
Auditor's Parcel (HCAP) 189-22-48.
Thence west along the north l1ine of
said parcel and continuing west-
wardly across Henshaw Avenue to
the point of intersection with the
west 1line of Henshaw. Thence north
on said 1ine of Henshaw Avenue to
the northern line of  (HCAP)
189-23-152, Thence west along the
north 1l1ine of said parcel to the
northwest corner of +the said
parcel. Thence south along the
west 1line of said parcel continuing
south along +the rear of the
properties facing on the west side
of Henshaw Avenue to the point of
intersection with the northeast
corner of (HCAP) 189-23-140,
Thence west along the north line of
said parcel to the intersection
with the west 1line of Colerain
Avenue, Thence -south along the
west 1ine of Colerain Avenue to the
point of intersection with the
north 1line of (HCAP) 188-16-77.
Thence west on said line to the
northwest corner of said parcel.
Thence south on west line of said
parcel to the intersection of said
line with the northern 1ine of
(HCAP)  188-16-67. Thence west
along said 1line to the intersection
with the west 1line of Garrard
Avenue. Thence south along the
west 1line of Garrard Avenue to the
point of intersection with the

south 1line of Hopple Street.
Thence east along the south 1ine of
Hopple Street to the west 1ine of
Burlington Place. Thence south
along the west 1ine of Burlington
Place to the point of intersection
with the westwardly extension of
the south 1ine of (HCAP)188-13-52.
Thence east along said extension
and the south 11ine of said parcel
to the point of intersection with
the west 1line of Jessamine Street.
Thence south along the west 1ine of
Jessamine Street to the "point of
intersection with the south 1ine of
Township Street. Thence east along
the south 1ine of Township Street
to the point of intersection with
the southwardly extension of the
east line of HCAP 189-20-155.
Thence north along said extension
and continuing north along the rear
of parcels facing on Colerain
Avenue to the point of intersection
with the south 1ine of Rachel
Street. Thence north across Rachel
Street to the point of intersection
of the north 1ine of Rachel Street
and the east 1ine of (HCAP)
189~-22-41, Thence north along the
east 1line of said parcel to the
point of intersection with the
south 1line of (HCAP) 189-22-46,
Thence east along the south 1ine of
said parcel and the eastwardly
extension of said 1ine to the point
of 1intersection with the east line
of Henshaw Avenue, Thence north
along the east 1l1ine of Henshaw

. Avenue to the point of intersection

with the south 1ine of Hopple
Street, said point being the point
and place of beginning.
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BLIGHT STUDY

A comprehensive survey of all struc-
tures located within the boundary
of the Camp Washington NBD Urban
Renewal Plan was performed by and
filed 1in the City's Office of
Architecture and Urban Design. The
purpose of the survey was to
determine the extent of
deterioration and blight existing
within the Camp Washington NBD.
The evaluation was predicated upon
the definitions of "blighted and
deterjorating areas" as contained
in Chapter 725 of the Cincinnati
Municipal Code.

The conclusions were baseéed primari-
ly on the evaluation of the exter-
jor of the buildings and the sur-
rounding property. Of the 75
properties inciuded within the
boundary, 39 were found to be
blighted. This equated to 52% of
the properties exhibiting deteriora-
tion and blight. The percentage
figure would have been higher if an
evaluation of the buildings' inter-
iors had been performed and if the
underutilized parking lots exhibit-
ing blight had been included.
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LEGAL BASIS
ACOUISITION

FOR PROPERTY

Under Chapter 725 of the Cincinnati
Municipal Code it was found that
"b1ighted, deteriorating, and
deteriorated areas: exist within
the City which "contribute to the
spread of disease and crimés...;
constitute an economic and social
1iability; and impair...the sound
growth of the community." It was
also found that this blight and de-
terijoratfon could not be controlled
by private enterprise alone, In
order to remedy this solution,
Chapter 725 authorized the City to
expend funds to eliminate blight

and deterioration and - towards
this end - +to acquire private
property.

In order to expend funds for urban
renewal +the City must first prepare
an urban renewal plan which defines
the area which is blighted or deter-
iorating, states the .reasons for
defining the areas as blighted or
deteriorating, and recommends a cer-
tain course of action to redevelop
or rehabilitate the area. When
City Council approves the plan,
thereby declaring the subject area
to be an "Urban Renewal Area', the
City Administration is formally
authorized +to carry out the activi-
ties recommended in the plan.

Under Chapter 725 of the Cincinnati

Municipal = Code an Urban Renewal
Area "shall mean a blighted or
deterjorating area which is appro-

priate for redevelopment or rehabil-
itation as defined in paragraph (a)

of Section 725-1-U." The City of
Cincinnati, for the purposes of
this particular plan, therefore

declares that the Camp Washington
Business District, more particular-
ly defined 1in Boundary Description

12

of the Urban Renewal., Within the
Camp Washington Neighborhood
Business District there exist
blighted areas 1in which a majority
of the structures are detrimental
to the public health, safety,
morals, and general welfare, by
reason of age, obsolescence
dilapidation, overcrowding, faulty
arrangement, mixture of
incompatible land uses, a lack of
ventilation or sanitary facilities
or any combination of these
factors, or there exist deter-
iorating areas which because of
incompatible  land uses, nonconform-

ing wuses, lack of adequate parking
facilities, increased density of
population without commensurate

increase 1in new residential build-
ings and community facilities, high
turnover in residential or commer-
cial occupancy, lack of maintenance
and repair of buildings, or any
combination these of all detrimen-
tal to the public health, safety,
morals, and general welfare, and
which will deteriorate, or are in
danger of deteriorating, into
blighted areas. Through the adop-
tion of this Urban Renewal Plan by
City Council, the City Manager is
authorized to acquire any property
in the area defined 1in the Urban
Design Area, the acquisition of
which 1is necessary in carrying out
the Urban Renewal Plan.

Further,
Neighborhood
Urban Renewal
Master Plan
the City.

the Camp Washington
Business District
Plan conforms to the
for the development of

The City has established

a feasible method for the
relocation of any families,
individuals or Dbusinesses that
shall be displaced from the area by
any Federally funded public
development action, in compliance
with CMC Section 725-13, The Urban



Renewal Plan for the project area
will - afford maximum opportunity
consistent with the sound needs of
the 1locality as a whole for the
rehabilitation of the project area
by private enterprise.

The analysis conclusively documents
that a majority of the properties
in the Camp Washington NBD are
blighted as defined in Chapter 725
of the Cincinnati Municipal Code.
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GOALS

The Camp Washington NBD Community
assisted by the Urban Renewal Plan
design team developed goals regard-
ing community, business, zoning,
residential, parking and vehicu=
lar/pedestrian circulation.

The community, in general, estab-
lished goals which would make Camp
Washington NBD attractive to the
market that their businesses serve
and to new businesses who, after
seeing the potential in the Camps
NBD, would locate in the Camp Wash-
ington NBD.

The following is the 1ist of goals
and objectives that were developed.

COMMUNITY GOALS

Encourage the economical develop=-
ment of the Camp Washington Neigh-
borhood Business District.,

Objectives

1. Capitalize on Camp Washington's
proximity to I-75.

2, Capitalize on the interface of
commercial, industrial and ve-
hicular population to create a
healthy local economy.

3. Improve the image of Camp Wash-
ington by the removal of blight-
ed conditions and buildings.

4, Create a recognizable image of
Camp Washington, For example
"The Camp That Never Closes".

BUSINESS GOAL

Retain the existing businesses in
Camp Washington.

15

Objectives

property owners to
maintain commercial properties
in good functional and
aesthetic conditions.

1. Encourage

2. Increase convenient off-street
parking.

3. Monitor Dbusinesses to remain
aware of vacancy levels and bus-
inesses planning to move or go
out of business.

4, Encourage conformance to the
overall design plan creating a
physically cohesive area.

BUSINESS GOAL

Increase Camp Washington's attrac-
tiveness to businesses and consum-
ers.

Objectives

1. Mount an effective promotional
marketing and sales campaign to
attract new and relocating busi-
ness/industrial interest to
Camp Washington's NBD.

2. Attract business that desires a
24=hour operation to the north-
ern quadrant of the plan area.

3. Alleviate conditions which have
a negative impact on the poten-

tial of Camp Washington's mer-
chants, 1i.e. parking, 1itter,
etc.

4. Encourage the expansion of re-
tail functions to enhance the
economic health of Camp Wash-
ington,

5. Attract a 1imited number of bus-
inesses which provide basic



neighborhood requirements such
as listed in the market report.

6. Encourage owner/occupants of ex-
isting businesses to mount an

effective facade  improvement
program.

7. Lobby for increased public
transportation.

8. Assist the City of Cincinnati
in the private and public con-
struction
maintenance streetscape inclu=
sive of street lighting, trees,
benches, etc.

PARKING GOAL

Provide sufficient,
safe parking "~ facilities for the
Neighborhood Business District.

Objectives

1. Existing 1lots should be shared
and made more efficient through
improved access and more effi-
cient layout.

2, Businesses should work collec-
tively +to provide community
parking lots 1in central loca-
tions to alleviate the present
shortage.

3. Parking identification signs de=-
signed for placement within the
business district to make ac-
cess and entry points clear and
visible.

4, Improve existing lots including
signhage, pavement, 1ighting and
screening.

5. Parking areas should be 1ighted
to encourage usage during the
evening hours.

of an attractive low

efficient and.
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6. Parking areas should be sensi-
tive to existing conditions.

LAND USE GOALS

Assure the Neighborhood Business
District, residential areas, and in-
dustrial areas act as a cohesive

and compatible entity.
Objectives

1. Businesses should be grouped to-
gether to form a unit of com~
merce.

2. Industrial areas should be loca=~
ted where 1locading facilities
will not impede pedestrian traf-
fic.

VEHICULAR CIRCULATION GOAL

Improve vehicular circulation at
the intersection of Colerain Avenue
and Hopple Street.

Objectives

l. Plan for phased improvements as
proposed by the City of Cincin-
nati, Department of Engineer=-
ing.

AESTHETIC GOAL
(Storefronts and Facades

Improve the physical appearance of
Camp Washington's existing built en-
vironment,

Objectives

1. The owner/occupant should take
advantage of any historical
quality by capitalizing on the
architecture of the building as
a design motif.

2. Exterior

building materials



should be in harmony with the
surrounding buildings in color
and texture. Projections
should be in scale with the to-
tal composition of the building
itself.

3. The original architectural ele-
ments of a building should be
saved when practical.

4, Signage should be designed to
be compatible to the existing
structure,

5. Covering of a building with ma-
terials other than with the
original facing should be avoid=-
ed.

RESIDENTIAL GOALS

Maintain existing housing level at
their present occupancy/unit levels
in the two R-5 zones.

Objectives

1. Encourage owners of existing
housing to repair and maintain
their properties.

2. Improve the existing vacant and
b1ighted residences.

3. Encourage 1infill housing to be
developed on.vacant lots.

4., Improve public environment by
the inclusion of landscaping,
clutter removal, sitting areas
and pedestrian sealed 1ighting.

PEDESTRIAN CIRCULATION GOAL
The sidewalk environment should be
improved to make pedestrian use

safe, comfortable and inviting.

Objectives

17

4.

6.

Develop strong pedestrian cross-
ing points at major intersec-
tions.

Encourage entrances to business-
es directly off sidewalks.

Develop pedestrian connections
to and from off-street parking
areas.

Simplify or remove all unneces-
sary utility poles, wires and
associated clutter.

Pedestrian areas should be
Tighted to encourage pedestrian
use during the evening hours.

Develop street amenities to en-
hance the pedestrian environ-
ment.

Provide access for the handi-
capped.
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MARKET ANALYSIS

Camp Washington has played an impor-
tant role in the industrial history
of Cincinnati. The area represents
a diversified industrial center for
the City of Cincinnati having a bal-
ance of machine tool production,
metal works, heat treating metals,
food production, soap production
and other products. The Camp Wash-

ington growth and stability over
the years has been attributed to
its excellent access to area trans-

portation routes, with Colerain,
Hopple, Spring Grove and both I-74
and I-75 providing merchants and
manufactures with convenient supply
and delivery routes. Realizing the
importance of Camp Washington Indus-
try to the City of Cincinnati's
Department of City Planning pre-
pared the

Camp _ Washington
Industrial Plan for the Department

of Economic Development in February
of 1984, This industrial plan out-
Tined a "frame work for public and
private investment 1{in the Camp
Washington Industrial Sector". The
plan realizes the potential and
importance of the Camps Industrial
area to the health of the City of
Cincinnati and to the NBD.

The Neighborhood Business District,
for which this Urban Renewal Plan
was developed, can be described
geographically as the two blocks
bordering the north side of Hopple
Street and Colerain Avenue
intersection and the Dbusiness
bordering Colerain Avenue between
Hopple Street and Township Street.
This area 1includes approximately
thirty five businesses containing a
mix of restaurants, variety stores,
banking and other service related
establishments and 1is the focus of
the Urban Renewal Plan. Their mar-
ket 1includes residents that live in
the area, residents from surround-
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ing areas, the commuters passing
through the area and the commercial
and industrial employers.

The success of any business dis-

trict 1is dependent on the size of
the market area it serves and how
the businesses in that district

respond to the demands of that par-
ticular market. Therefore the eco-
nomic health of a business district
can be maintained or improved by
either expanding the market area or

by fulfilling consumer demands
which 1is presently unmet. Public
Demographics, Inc. in 1its market

study planned to capitalize on both
of these variables, developing a
strategy that would allow the Camp

Washington Business District to
achieve the economic potential
which is presently unmet. A sum-

mation of their "Executive Summary"
follows:

JINTRODUCTION

This MARKiTS Report was prepared by
Public Demographics, Inc. (PDI) to
assist the Department of Neighbor-
hood Housing and Conservation of
the City of Cincinnati in assessing
the development potential and in
developing a marketing strategy for
the Camp Washington Neighborhood
Business District (NBD).

DISTRICT DEFINITION

The Camp Washington NBD is a small
commercial district that 1is adja-
cent to the I-75 - Hopple Street
interchange and that runs primarily
along Colerain Avenue from Township
Avenue on the south to Elam on the

north., The major street inter-
section and focal point of the NBD
is the intersection of Colerain

Avenue and Hopple Street. The NBD
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contains a small mixture of estab-
lishments including four eating
establishments, an auto supply
store, variety store, cleaners,
laundromat, bank, hardware store,
and a couple of smaller
businesses. With the exception of
a few of the buildings, the phys-
jcal condition of the NBD's build-
ings would be generally described
as poor.

GENERAL OBSERVATIONS

1. The MARKiTS analysis indicates
that strong development op-
portunities exist 1in the Camp
Washington trade area.

The data and analysis presented
in the- MARKiTS Report demon-
strates a sizeable potential
for 20 different establishment
types 1in the Camp Washington
trade area. The trade area
consumer demand and purchasing
power are capable of supporting

a greater supply of these 20
establishment types than are
currently available in the
area.

The recommendations specified

in the Camp Washington Indus-
trial Plan should be reviewed
and implemented as soon as

practical. Focus and priority
should be given to retention of

existing companies and ident-
ification of expansion oppor-
tunities first, and solicita-

tion of new companies second,

3. The two vacant and/or socon-to-

be vacant institutional
facilities 1in the community,
the school on Hopple and the
Workhouse, on Colerain Avenue

are extremely important to
the community as a whole and
especially to the NBD.

21

5.

In order that their reuse pro=-
vide the most positive benefit
for the Camp Washington commun-
ity and the NBD, it is recommen-
ded that: the reuse of the
school building and/or the land
be dedicated to the best use
that. will enhance the vitality
and viability of +the NBD; and
that +the reuse of the workhouse
site be <controlied by the
recommendations as outlined in
the poams

dated September 20, 1983.

Population losses in Camp
Washington have had a destab-

ilizing impact on the NBO's
market base and relative
health.

In order to stop the decline in
population and stabilize the
resident base in the trade area
it is recommended that a hous-
ing policy be developed and im-
plemented for the Camp Washing-

ton area that will focus on:
rehabilitation programs vs. new
construction; direct assistance

programs to owners of rental

property; establishment of a
mechanism for multi-family
rehabilitation; and an emphasis

on the HUD Section 8 existing
program,

NBD redevelopment efforts
should be focused on the sec-
tion of the NBD along
Colerain from Hopple to Town-
ship targeting on the attrac-

tion of establishments which
deal in soft shopper goods
and personal services. The

price lines in the establish~
ments should center on Budget
to Low Moderate with special

attention given to second-
hand clothing and thrift
shops.



6.

The types of establishments
targeted to this section of the
NBD should be geared to serve

the captive market place
located in the Camp Washington
neighborhood as well as the

housing projects on the west
side of the trade area. These
establishments will attempt to
attract those downscale house-
holds that are transit depen-
dent or who will walk to shop.
The types of establishments are
well suited to the size, the
type of vacant storefronts and
buildings currently standing in
the core of the NBD.

New development in the NBD
should be focused north of
Hopple as close as possible
to the 1-75 interchange

targeting on the attraction
of establishments which would

operate on as 24~hour basis
providing groceries, drugs.,
fast food service and other

and services primarily
customers drawn off I-75
Hopple Street. Price
would be in the
range. The concept
development 1is to
"the Camp that never

goods
to
and
lines
moderate
of this
create
closes",

This development should include
a large magnet, preferably a
multi-department grocery store,
supported by or incorporating a
drug store, one or two fast

food restaurants, and a
selection of other personal
service type establishments.
Customers utilizing these
establishments would arrive on
site 1in automobiles requiring
easy access to parking
facilities.
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7. Implementation of a successful

revitalization effort in Camp
Washington will require an
organized and energized group
with strong and dedicated
leadership to develop a
detailed urban design plan
for the NBD. It will be the
responsibility of this group
to develop a realistic work
program to implement the
redevelopment/development
effort.

" SUMMARY OF REPORT COMPONENTS

Trade Area Description

The trade area for this analysis

was defined as a result of a
shopper 1intercept survey conducted
by PDI  in late August, 1983, The

trade area definition 1{s based on

427 completed interviews.

The +trade areas borders are defined
as follows:

Beginning at the northern end, from
the corner of HAMILTON AVENUE and
BRUCE AVENUE; south on HAMILTON to

CENTRAL PARKWAY; south to DIXMYTH
AVENUE; east to CLIFTON AVENUE;
south to STRAIGHT STREET; west to
RAVINE STREET; south +to CENTRAL
PARKWAY; south to LIBERTY STREET;
west to .I-75; north to the WESTERN

HILLS VIADUCT; west to MILL CREEK;
south to the C&0 RR RIGHT=OF=WAY;
west to WYOMING AVENUE; north on

WYOMING, TILLIE, and HOMESTEAD to
HARRISON  AVENUE; west to FISHER
PLACE; north to MIGNON AVENUE; east

to MEYER PLACE; north to MONTANA

AVENUE; east to WEST FORK ROAD;
east to COLERAIN AVENUE; south to
JEROME  AVENUE; north to BRUCE
AVENUE; and east to  HAMILTON
AVENUE.
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The estimated 1982 population of

the trade area - is 45,908, a
decrease of 7,632 from the 1970
Census count of 53,540. The
estimated 1982 aggregate income
of the trade area is
$279,100,000.

Consumer Profile

The types of consumers found in the
Camp Washington trade area are
typical of the downscale consumer
households found in the City of
Cincinnati. The downscale consumer
households represent 66% of the
trade area's households.

Consumer Product-Service
Preferences

Given the fact that downscalé house-
holds dominate the trade area,
establishments and firms located in
and attracted to the NBD should be
attentive to this fact and its
ramifications, Establishments in
and around the NBD should provide
goods and services in the budget
and low-moderate price ranges.

Consumer Demand

The MARKiTS analysis of the
potential demand for 109 retail,
financial, and service establish-

ment types identified 62 establish-
ment +types appropriate to the NBD
which have above average consumer
demand.

The consumer demand analysis of
MARKiTS does not examine the actual
supply of businesses in the trade
area, nor does it indicate which
establishment types are appropriate

for attraction. Rather, it is the
first qualifiable step in deter-
mining the 1level of demand versus

supply of each type.

24

Establishment Supply

The MARKiTS inventory of businesses
in the 109 establishment types
studied indicates 312 retail,
financial, and service establish~
ments, having a total of 3,009
employees, within the trade area.
Of the 109 +types, 47 are not
represented within the trade area;
38 are 1in apparent undersupply; 3
are 1in average supply; and 21 are
in apparent oversupply.

Development Potential

89 establishment types were identi-
fied by the MARKITS analysis of
demand and supply for the Camp
Washington +trade area as having a
high development potential.  Of
these 89, 20 are appropriate for
the NBD.

These 20
potential
establishments
employees.
establishment
Eating Placing;
To-Hear Stores;
Clothing and
Miscellaneous Retail -
Supplys Art Dealers, Cosmetic
Stores, and Shoe Stores, etc. A
detailed 1ist of all 70 types can
be found in Section E of the
Report (Table E.2).

types represent a
for 64 new firms/
employing 832 new

The 20 include
types such as:
Women's  Ready-
Men's and Boys

Furnishings;
Artists!?

The recommended development stra-
tegy for the Camp Washington NBD is
two-pronged and seeks to focus on
and maximize the assets of the
district.

focusing on the care of the

District (area south of Hopple)
introduce new establishments
providing soft goods and
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personal services. There is
significant unmet demand for
these types of firms in the

trade area and these types of
establishments are well suited
to the vacant storefronts and
buildings currently available
in this part of the District.
- = 1in order to
exploit the excellent location
of the District directly ad-
jacent to the I-75 interchange,
introduce a development of new

stores and buildings providing
groceries, drugs, eating estab~-
1ishment, and other services on
a 24-hour basis. The geogra-

phic focus for this development

would be the area north of
Hopple between the vacant
school on the west and I-75 on
the south.

Prospect List

In order to assist in the
attraction of firms to the NBD,
MARK1iTS includes a 1ist of suitable

specific companies and franchisors
for some of the establishment types
identified ‘both as having a high
potential for development and as
being compatible with the NBD.
Some of the types represented in
the 1isting are:

WOMEN'S READY-TO-WEAR
MEN'S & BOYS' CLOTHING
EATING PLACING

GROCERY STORES

DRUG STORES

Related Camp Washington Area
Studies

Since 1974 there have been ten stud-
ies or plans that have included the
neighborhood of Camp Washington.
Following is a brief summary.

(1

(2)

(3)

(4)

(5)

tiop - (1975)

This document describes the
Mi11 Creek Valley Area (includ-
ing Camp Washington) including
such factors as; unemployment,
income and industrial develop-
ment potential to designate
the area as a major industrial
empioyer of under. and ' unem-
ployed.

Existi Conditi |
Resources _of Camp Washington -

(1978)

This report examines the his=-
tory, Planning Task Force, the
objectives, boundaries, land
use and zoning that was re-
viewed by the Planning Task
Force.

Plan - Phase I - (1978)

The document presents charact-
eristics necessary for Camp
Washington to be identified as
a blighted area so tax exemp-
tion status for a development
project can be secured,

Eindings Report: _ Camp
Washington Industrial Study -

(1980)

This document presents indus-

trial surveys, existing condi-
tions data and discussions
with key 1individuals of the

industrial community.

(1981)

Report is one of 36 with
answers to questions posed by
and of special interest +to
specific City departments.,



(6) i
Compunity Plan - (1981)

land use plans are pro=-
posed 1in the areas of housing,
commercial, and  industrial
uses. Also included are plans
for transportation, zonings
parks, recreation and other
services.

Three

(7N

The. report organizes, classi-
fies and documents the views
of the Community Council con-
cerning CCI. Controls on de-
velopment are presented along

with implementation recommen-
dations.
(8)
Plan - (1984)
The report presents a compre=

hensive background for issues
and problems and proposes an
action plan to maintain exist-
ing industry and provide oppor-
tunities for new industry.

(9) MARKITS REPORT., Camp

Washington N.B.D, - (1984)

An economic market analysis by
Public Demographics, Inc. The
report measures residential
and market area attitudes on
shopping habits and residen=
tial location.

(10) Coordinated City Plan, Volume
1 and 2, Overall Land Use De~-
velopment, Strategies, Goals

and Policies.

With Camp Washington's role as the
industrial center for the City of

Future Use of the Community
Correctional Institute-(1983)
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Cincinnati growing, the two resi-
dential areas stabilized and the
increased market area exploiting
the Camps NBD excellent Tocation
adjacent to the 1I-75 interchange
the opportunities for a viable NBD

are unlimited.
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DEVELOPMENT STRATEGY

The market studies for the Camp
Washington Neighborhood Business
District demonstrates both strong
potential for new commercial
development and strengthening of
the existing businesses. The area

north
exposure to

of Hopple Street, because of
large volumes of com-
muter traffic and its proximity to
I-75 offers an ideal location for
auto oriented/24 hour establish-
ments, while the area south of
Hopple along Colerain Avenue offers
good opportunity for establishments
oriented to neighborhood needs. A
development strategy evolved which
created the primary focus for NBD
on the north side of the Hopple
Street and Colerain Avenue corridor
between Hopple Street and Township
Street.

The Urban Renewal Plan for the area
attempted to take advantage of
existing conditions which would
reinforce rather than detract from
development potential. The tactics
that
first on the assemblage of large
land parcels with owners supportive
of the plan to facilitate quick
acquisition, assemblage and develop-
ment of the property and then to
focus on smaller parcels of land to
complete the plan. Tactics were
also developed to aid in the remov=-
al of blighted conditions in area,

particularly in the selection of
improvement sites. Upon examina-
tion of the ownership in the area

on the north side of Hopple Street
it was found to be rather homo-
geneous, consisting of  approx-
imately four owners, with the
majority of these owners being Camp
Washington Businessmen interested
and supportive of the plan. Smali=-
er pieces of 1land, such as those

were developed concentrated
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located between Hopple Street and
Township Street would be acquired
at a later date providing owners
the opportunity to respond to the
and invest in the rejuvenated
Neighborhood Business District.

The Central focus for the Urban
Renewal Plan is the business center
on the northeast and northwest
corners of the Colerain Avenue and
Hopple Street intersection.
Actions proposed within these two
blocks include:

Northern Development
A. Retain the  original Washington

School Building, if feasible,
renovating it for commercial,
retail and/or business uses.

Development of the School as a
landmark in the Camp Washington
NBD.

B. New buildings built should rein-
force the school's geometry,
thereby creating an urban open
space. The new buildings
should attempt a close
relationship in architectural
treatments thereby creating a
cohesive unit/image.

C. Camp Washington Chili to remain
located on the northwest corner

of the 1intersection in a new
building and treated as the
architectural focus of
"Landmark Status".

D. White Castle or another fast

food restaurant to be relocated
at the corner of Henshaw and
Hopple Street.

E. Parking to accommodate the new

uses as indicated on the
drawings. Parking should
reinforce the idea of the urban
open space rather than

detracting from it.
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F. A pedestrian plaza providing
a buffer zone between the
traffic on Hopple Street and
the storefronts of +the new

development.
Southern Development
The area to the south of Hopple
Street along Colerain Avenue should

be developed to take advantage of
the neighborhood/pedestrian
markets. Actions proposed within
this area include:

A. A new commercial/retail build-
ing located south of the Shell
Service Station on the west
side of Colerain. The use of
this building should be one
which attracts new consumers
into the N.B.D.

B. Parking 1lot located on the west
side of Colerain to accommodate
new and existing requirements.
A combined 1ot Tlocated behind
the proposed infill building
and Nova Inc, would help to
solve the parking shortage.

land and vacant build=
with the

C. Vacant
ings to be occupied
proper uses.

D. Facade
existing
strengthening and
overall image.

improvements to the
building fabric
unifying the

E. Public improvements to rein-
force the pedestrian scale and
use of this area,

Fo. A new commercial retail build-
ing located on the south side
of Hopple Street with parking
to the rear. This new develop-
ment will provide the Camp
Washington NBD an extended

31

exposure along the east/west

corridor and provide an
opportunity to design an entry
to the NBD for eastbound
traffic.

The goal for these improvements is

for the commercial district to im-
prove and maintain 1{ts importance
as the N.B.D. serving the commer-

cial, residential and surrocunding
market area. The addition of new
buildings, public 1improvements of

the new uses and removal of blight-
ed conditions appeal will increase
the market area and convenience of
consumers in the Camp Washington
NBD.

E£Q-UD

As  the redevelopment of the NBD
commences design and planning tools
can be applied to improve the over-
all environmental quality of the
district. A design review process
can be applied to the area within
the boundary of the Urban Design
Plan. Considered as a technique is
the Environmental Quality Zoning
which provides a review of architec-
tural and signage design on new and
rehabilitated construction to con-
form to the guidelines established
in the plan.

The on=-going partnership between
the public and private interests in
Camp Washington must continue to
assure the economic success of the
business district. The City should
use its powers to assist in acquisi-
tion, demolition, site preparation,
installation of public support im—
provements, and design review while
the Community has to continue on an
on-going basis to band together to

invest, manage and maintain the
parking lots and the public im-
provements necessary to support the

private rehabilitation of business
and residential properties.
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IMPLEMENTATION STRATEGY

In order to
Washington as both a neighborhood
business district and residential
neighborhood several components are
necessary.

stabiiize Camp

Paramount to the stabilization of
the area 1is the creation of a new
public image that portrays Camp
Washington as a safe and convenient
neighborhood to shop and live. In
order to create this new image the
public and private sectors must
work together to encourage both new
and existing businesses to improve
their physical and market attrac-
tiveness to consumers living in the
market area, to create an attrac-
tive public  right-of-way with
adequate on and off street parking,
to develop zoning and economic
incentives to property owners, to

develop guidelines for physical
improvements 1in the area, and to
implement a comprehensive adver=-

tising and marketing campaign. To
achieve this end, the Urban Renewal
Plan was developed to act as a
guide for the revitalization of the
Camp Washington area.

To aide 1in the revitalization pro-
cess of the Camp Washington area an
implementation strategy was devel-
oped which, using the Urban Renewal
Plan as a guide, prioritized the
various projects key to the
revitalization of the area.

Revitalization of the area will

depend upon a large investment of
both public and private monies.
Camp Washington, due to the slum

and blighted condition of its built
environment and the low to moderate

income of its residential popula-
tion, 1is eligible for public funds
from both Community Development
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Block Grant Funds and City Capital
Improvement Funds. Private monies
must come from interested develop-
ers who are aware of the potential
of the area and are willing to

invest. The mix of private and
public monies has been defined in
the 1implementation schedule. It

must be noted however that any City

expenditures are conditioned on
availability of funds and subse-
quent allocation of these funds to

the project by City Council. The
following 1ist represents the step
by step project strategies. The
projects are listed in the order in
which, if completed, would offer a
rational development schedule.

1. WIDENING OF THE NORTHEAST CORNER
QF THE HOPPLE STREET AND COLERAIN
AVENUE INTERSECTION

The City of Cincinnati will
purchase the necessary property
from private owners and pay for the

improvements with Capital
Improvement Funds, The road
widening will require the
demolition of two structures on the
northeast corner and the
construction of two new traffic
lanes; one lane to be used as a
thru=lane and the other as a

right=turn-only lane.

2, WASHINGTON SCHOOL DEVELOPMENT

In order to develop the Washington
School site, public and private
monies will be required. Public
money in the form of a Community
Development Block Grant for blight

removal will be used to purchase
the property. Private money will
be wused to demolish .the ‘1908
addition, fi11 the foundation,
grade. the site, and improve the
site for parking, including:
drainage, 1ighting, sidewalks.,



paving,

curbing and landscaping.

Private money will also be used for
the building renovation, including

repair of

the opening exposed

during demolition.

3.

4.

5.

REDEVELOPMENT ~ OF  NORTHEAST
CORNER OF HOPPLE STREET AND
COLERAIN AVENUE

The redevelopment of the north-
east corner of Hopple Street
and Colerain Avenue will re-
quire both private and public
money. The use of public
Community Development Block
Grant money for blight removal
wiil be required to purchase
the property not already owned
by the City of Cincinnati. The
use of private money will be
needed for the demolition, prep-
aration and new site improve-
ments for parking, building and
plaza areas.

EACADE IMPROVEMENT LOAN PROGRAM

Use the resources of the City
of Cincinnati's Facade Improve-
ment Loan Program to 1improve
the existing facades of build-
ings, to conform to the plan
guidelines, - within the boundary

of the Urban Design Plan. The
money would originate from
either the Community Develop-

ment Block Grant Funds or other
Toan programs.

STREETSCAPE IMPROVEMENTS

The streetscape improvements in
the Camp Washington NBD will
include paving, Tighting,
street trees, sidewalk repair,
trash receptacles and clutter
removed., The area to receive
the streetscape improvements
extends along Colerain from
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8.

Elam to Township and along
Hopple Street from Henshaw to

Garrard. Money for these
improvements will be provided
with Community Development

Block Grant Funds with abutting-
property owners assessed a
1ineal front footage charge per
year to pay matching capital
and maintenance cost.

COLERAIN AVENUE/HENSHAW STREET
PARKING LOT

The parking lot on Colerain
Avenue will require the use of
private money to purchase the
property, tear down the exist-
ing garage and fill the founda-
tion. Private money will also
be used to grade the site and

to make the necessary site
improvements including: draw-
ings, 1ighting, paving, side-

walks, curbs, and landscaping.

ROAD WIDENING & CORNER ROUNDING
OF THE NORTHWEST CORNER OF
COLERAIN ~AVENUE AND  HOPPLE
STREET INTERSECTION

The road widening and corner
rounding of the northwest
corner of Colerain Avenue and
Hopple Street will be done with
State Highway Funds. These
funds will be used to purchase
the necessary properties for
the road and corner widening,
the demolition and fill of the
required building and the road
improvements.

REDEVELOPMENT OF THE NORTHWEST
CORNER OF COLERAIN AVENUE AND
HOPPLE STREET INTERSECTION

The redevelopment of the
northwest corner of Colerain
Avenue and Hopple Street will



g.

be done with both public and
private resources. The private
sector will be responsiblie for
acquisition and demolition of
the remaining properties not
acquired in the road widening.
Private monies will also be
required to construct the new
building and parking lots.

COMMERCIAL INFILL ON COLERAIN
AVENUE

The commercial infill on
Colerain Avenue will be done
using private money to purchase
the necessary properties along
Colerain Avenue, demolish exist-
ing buildings and construct new
buildings. Private money will
also be . required to construct
additional parking, including
landscaping and lighting.

10, COMMERCIAL  INFILL ON HOPPLE

STREET.

The commercial infill on Hopple
Street will be done using pri=-
vate money to purchase neces-
sary properties along Hopple
Street, demolish the existing
buildings and construct a new
commercial/retail building.
Private money will also be used
to construct a new parking lot
which includes drainage,
paving, 1ighting, sidewalks and
Tandscaping. '
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IMPLEMENTATION SCHEDULE

POTENTIAL COMMUNITY CITY CAPITAL URBAN PRIVATE: STATE POSSIBLE PROJEC
FUNDING SQURCE: | DEVELOPMENT IMPROVEMENT DEVELOPMENT CONVENTIONAL ; HIGHWAY c.u.a.c. YEAR
BLOCK PAOGRAM ACTION GRANT IR8S; SYNDICATION ;| FUND PARTICIPATION
GRANT FUNDS LBAN PROGRAMS
PAOCJECT ESTIMATED NEED
1%1¢ening of Nartheast Corner §  30d.qo0 s 300.000 a5-25
af Moppie Streax ans
Calerala Averus latarsectian
2 gton $cnool Qevel $ 3,300,000 3 15.000 53 828.400 % 2.505.000 ] 8585
3 Racevelagmane of Northeast $ 1,300,000 1 250.000 $ 1,050.q00 26-38
Carner of Hoppie Streat ang
Calarsta Avenve [ntersecttos
4Facace Leorovement Loan §  200.co0 $ 1s0.000 3 $0.000 8487
- Progras QoANS)
§ Strestacase Impruvemancs 5§ 100.000 3 ioe.cca 87-48
S Calarain AvenvarHappla Strest $ 2a7.c00 3 XT.co0 = 87-28
Parning Lot
7 Roag ¥idening of Mortheest $ 320.c00 3 320.000 89-30
Carnar af Moople Street 4ang
Cslarain Intersection
@ redevelogmenc af Nartheest $  78s.q00 3 766.000 - 83~50
Carner of Magpie Skreet
ana Calarain Avenue {nterssctton|
9 Commercial 1af111 an §  le0.000 |5 tem.co0 [ 86-a7
Caleratn Avenue
10Carmarcial Inf111 an $  a55.000 $ 458,000 a 87-49
Noppie Street
Tocal 3 8,048,000 $ 725,000 1 362.000 3 626.450 § 6,133.800 $  30.000

® Gtner funcing saurces 4re available Co private develooers ane/or aon—grofit
dgencies (C.U.R.C.!. Exsmolen  are tUD 108: SBA 303: teignaornoce Ecanoeic
Qeveigoment Ravolviag Loen; etc.. Each progras mas its own sat af eritorta
4nde therefars. shauld be 496resssd 9n 4 Praject~ey=projecs dasis,

Note: Any city expenditures are conditioned on avaﬂabi]ity of funds and
subsequent allocation of those funds to the project by City Council,
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LOCAL SUPPORT PROGRAM

Increased business activity is one
condition that is necessary for the
implementation of the proposed
plan. Much of the impetus to gener-
ate business must come from local
business and building owners.
Effective actions can take several
forms; e.g. support of City improve-
ment efforts, private physical
improvement of premises and joint
marketing. Coordination of these
local efforts can be accomplished
through the existing business organ-
ization or in some other way, but
it is a critical element of plan
implementation.

The following is a 1ist that out-
lines the efforts and responsibil-
ities of the local groups.

1. PARKING FACILITIES

The Urban Renewal Plan recom-
mends development of several
public parking 1lots and the
reorganization of existing
public and private 1lots to
improve internal circulation.
To achieve the objectives for
parking, local businesses and
building owners must be willing
to work cooperatively with the

City 1in the development of
these facilities. This pro-
gram, which 1is designed to mix
public and private parking
spaces in an effective way,
will require that affected

owners be willing to grant
easements and make timely pri-
vate improvements that are com=-
patible with the proposed pub-
lic improvements. Also Tocal
organizations must take title
to the publicly financed lots
and be responsible for mainten-
ance after construction by the
City has been completed.
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3.

NEW BUSINESSES AND RESIDENTS

Through the Camp Washington

Community groups act collec-
tively as a marking agent to
attract new businesses and
residences supportive of, and

complimentary to the Urban

Renewal Plan.
MAINTENANCE

Enroll the assistance of local
groups to pick up litter and
mow vacant lots and aide in
maintaining the appearance of
both private buildings and the
public right-of-way.

MARKETING STRATEGY

Joint marketing through the
cooperative efforts of several
businesses is another method
for increasing businesses.
Historically, small businesses
in neighborhood business dis-
tricts have acted independently
to market their products and
services. Generally, these
efforts have been very ineffec-
tive. A better approach would
be for Neighborhood Business
District Businesses to pool a
portion of their marketing bud-
get to sell the Camp Washington
Neighborhood Business District
generally to a larger market
area, More creative presenta-
tion of business services avail-
able 1in the Neighborhood Busi-
ness District would also in-
crease business. Development
of a joint delivery service and

advertising of the service
would help local businesses
penetrate deeper into the mar-
kets that surround Camp
Washington,
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FACADES

As Camp Washington's NBD revital-
ization progresses improvements to
the physical environment will occur
through the rehabilitation of exist-
ing structures and/or construction
of new buildings. The rehabilita-
tion and construction of these
structures should comply with exist-
ing building codes. Improving the
functional aspect of these build-
ings and upgrading the image of the
existing businesses will enhance
the neighborhood image as a whole.
Building, remodeling and/or new
construction should compliment the
existing architectural character of

the NBD in order to reinforce a
cohesive image for Camp
Washington.

The following rehabilitation guide-

1ines were developed by the City of

Cincinnati Historic Conservation
Office.
1. Avoid removing or altering his-

toric material or distinctive
architectural features if it's
original and in good condition

try to keep it.

2. Repair rather than
wherever possible. If replac-
ing» replicate the original
based on existing materials.
Do not 1invent something new
that "might have been".

replace

3. When extensive replacement of
missing or severely deteri-
orated materials 1is necessary
and replication to exactly
match the original is not feas-
ible, the new work should match
the general character of the
original in terms of scale, tex-
ture, design and composition.
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4, Don't try to make the building
older than it really is. Reha-

bilitation work should fit the
character of the original
building. If your building has
been substantially altered,

nearby buildings of similar age
and style may indicate what its
original character was.

5. Existing buildings contain
clues to guide the rehabil-
itation. Original detailing

may be covered
materials, or

up with other
there may be

physical evidence of = what
original work was 1like and
where it was located.

6. A - later addition to an old
building or a non-original

facade or storefront may have
gained significance on its
own. It may be significant as
a good example of its style, or
as evidence of changing needs
and tastes. Don't assume it's
historically worthless just
because it's not part of the
original building.

7. Surface cleaning should be done

by the gentlest means
possible. Never sandblast or
use other abrasive methods.

Cleaning or paint removal may
not be necessary at all,

8. If no evidence of the original
materials -or detailing exists,
alterations should be simply
detailed and contemporary in
design, yet fit the character
of the building.

The following are guidelines devel-
oped for new construction in the
Urban Renewal Plan.

1. New buildings and additions to



existing buildings should be of

similar heights, proportions
and materials to those in the
district. Similar materials,
colors, opening sizes and
shapes, common window sill and
head lines, cornice 1ines
should be used.

2. Side walls, wherever visible
from the street, shall be fin-
ished or painted so as to har-
monize with the front of the
building.

The following signage guidelines
were developed to aid in forming co-
hesive image of Camp Washington
NBD.,

1. Signage should reinforce the
overall character of the busi-
ness, the architecture of the
building and the image of the
NBD,

2. Keep sign copy simple and leg-
ible. The use of logos or sym-
bols 1is encouraged and may as-
sist in communication.

3. Keep new signs adequately
spaced from other signs for
good visibility. Sign should
also be consistent in size with
other new signs of similar busi~
nesses.

4, Avoid overhanging signs except
small identification signs
designed to be in harmony with
the business identified.

5. Signs should be harmonious with
the architecture of the build-
ing on which the signs are loca-
ted.

6. Avoid flashing signs except for
theaters and places of
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7.

entertainment.

Keep large flat signs against
buildings.



HOUSING



HOUSING

Camp Washington housing stock s
composed of two large residential
areas and other smaller clusters of
housing outside the plan area. The
two main residential areas are loca-
ted close to the NBD in R-5 zones
with one to the north of Taft Field
and Hopple Street and the other to
the south of Hopple. Smaller resi-
dential clusters are scattered
throughout the Camp Washington area
and typically are in business or in-
dustrial zones areas.

In 1981 the Camp Washington Neigh-
borhood Plan was developed by the

Camp Washington Planning Task
Force. The Camp Washington Housing
Plan provides the following recom-

mendation for the area.
Goal 1. Maintain the entire exist-
ing " Camp Washington House
stock, both occupied and
vacant.

Objective 1: Develop programs to
assist existing home-
owners in upgrading
and improving their
buildings 1located in
residentialily zoned
areas.,

Objective 2: Develop programs to
assist homeowners in
the proposed B-4 Vari-
able Use Area (B-4
and B-2 areas in Ur-
ban Renewal Plan).
Objective 3: Develop programs to
assist homeowners in
the non-residential
areas of Camp, to re-
locate +to R-5 zone or
other neighboring and
proposed residen=

45

tial areas.

Provide assistance to
owners of rental pro-
perty.

Objective 4:

Preserve sound vacant
structures for future
rehabilitation.

Objective 5:

Goal 2. Build new housing in Camp
Washington.
Objective 1: Encourage new housing

construction i{in Camp
Washington's "Protect-
ed" (R-5 zones) resi-
dential areas, to
strengthen present
housing areas and the
proposed NBD develop-
ment.

The Urban Renewal Plan recommends
the support of the goals made in
this report. It is also the recom-
mendation that an organization be
formed immediately to implement and
monitor the progress on these sug-
gestions, It was also recommended
in the Urban Renewal Plan that cer-
tain areas adjacent to the R-5 zone
be down zoned (See Zoning Section)
to protect the existing R-5 zones
from conflicting land uses adjacent
to residential areas. If these
guidelines are followed both the in-
dustrial sectors and residential
sectors will be strengthened.
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CIRCULATION

Circulation 1is nothing more than
getting from point A to point B
safely and conveniently. This sim-
ple concept .becomes increasingly
difficult to achieve as the volumes
and types of transportation systems
are 1increased and combined. The
Camp Washington area contains two
types of transportation namely;
vehicles and pedestrians. The
vehicular sector is comprised of
automobiles, buses and  trucks.
These vehicles originate from
either 1I-75, Spring Grove Avenue,
Hopple Street Viaduct and use
Hopple Street and Colerain Avenue
to circulate to various locations
in the area. The pedestrians orig-
inate from either the residential
areas or parking 1lots and use the
sidewalk system and crosswalks to

circulate throughout the Camp
Washington area.
Presently many problems exist in

both the circulation systems regard-
ing the safety and convenience for
both <the use groups. These prob-
lems include congestion at the Hop-
ple Avenue/Colerain Street inter-
section during rush hours, exces-
sive truck traffic on Colerain Aven-
ue, limited use of the Hopple
Street Viaduct to passenger cars on-

1y and loss of definition between
the pedestrian and vehicular
zones. It is the goal of the Urban
Renewal Plan to recommend changes

in the existing system that will in=-
crease both the safety and conven-
ience of both the vehicular and pe-
destrian use groups in the Camp
Washington area.

Vehicular

The vehicular circulation system is
comprised of intra neighborhood
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system and the inter neighborhood
system. The intra neighborhood sys-
tem is composed of Hopple Street

and Colerain Avenue. Hoppie Street
carries vehicles through the neigh-
borhood, connection I-75, Clifton,
Central Parkway and Western Hills,
It also distributes vehicles to des-
tinations within the neighborhood
including residences, businesses,
industries and offices. Colerain
Avenue carries the majority of
north/south traffic through the
neighborhood connecting Spring
Grove Avenue with the businesses lo-
cated in northern Camp Washington.

Problems exist with Hopple Street
and Colerain Avenue vehicular cir-
culation system. Currentiy Cole-
rain Avenue is hampered in its func-
tion as an intra neighborhood con-
nector by large volumes of traffic,
with the majority of trucks using
it as a main corridor to Spring
Grove Avenue. Hopple Street, con-
gested during peak hours due to its
high traffic volume detracts from
the marketability of Camp Washing-
ton. This problem is ampiified at
the intersection of Colerain Avenue
and- Hopple Street with vehicles ex-
periencing difficulty 1in turning
both 1left and right and the general
lack of clarity, causing traffic to
become extremely congested.

The problems of the Hopple Street
and Colerain Avenue Vehicular cir-
culation system were defined by the
City Engineering Department and
their highway consultants. There
analysis included traffic opera-
tions 1in the Hopple Street corridor
and was broken down into two divi-
sions: a) the viaduct proper, and
b) the signalized intersections at
Beekman Street, Colerain Avenue,
I-75 ramp and Central Parkway. The
following is a brief outline of
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their findings and recommendations.

1.

II.

Hopple Street Yiaduct Proper

A. Findings indicated that
the capacity for the via-
duct 1is at a level which
is minimal acceptable -
hence no modification of
the basic existing bridge
section is necessary.

Signalized Intersections

A, Beekman Street - Study of
Beekman Street Intersec-
tion indicated a need for
a fifth 1lane from Hopple
Street Viaduct approach,

B. Colerain Avenue

1. Base on 20-year traf-

fic volume projec-
tion. The following
geometric improve=
ments were recommend=-
ed.

a. increase from

five to six lanes
on Hopple Street.

b left +turn 1lanes
added to both ap-
proaches to the
Colerain Avenue
intersection.

c. Colerain Avenue
approaches would
be widened to al-
Tow individual
lanes for each
movement.

d. Restore 1left turn
from west  ap-
proach of Hopple
Street.
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C. I-75 Ramp

1. Was found to operate
at acceptable level.
Meeker Connec-

Avon Place =

tion

III.

No serious capacity problem
was discovered here, however
an improvement 1in the right
turn radius of each approach
traffic turning north on Meek-
er would allow trucks making
this turn to stay in the curb
lane. The resulting reduc-
tion of truck encroachment
would improve the flow of Hop-
ple Street westbound traffic
as it approaches the Viaduct.

The solution, as proposed by the
City Engineering Department in-
cludes widening the north side of
Hopple Street from Meeker Street to
I-75 and 1increasing the turning
radii of both the northeast - and
northwest corners of the Colerain
Avenue and Hopple Street intersec-
tion, These physical improvements
would be complemented by the allow-
ance of left turns from eastbound
Hopple to northbound Colerain, elim—
inating the present complicated
series of turns necessary to get
from the western side of Cincinnati
to the northern part of Camp
Washington, Also proposed is the
realignment of both <the north and
south sides of Meeker Street +to
carry the east/west truck traffic
directly to Spring Grove Avenue,
along with modifying Burlington
Place to allow truck traffic to
travel from Spring Grove Avenue
directly to Hopple Street. These
improvements if 1implemented would
not only improve the accessibility
to the Camp Washington Area but
would also serve to control the
amount of truck traffic in both the
Neighborhocod Business District and
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the

residential sectors of Camp

Washington.

Yehicular Policies

1.

2.

7.

Colerain Avenue shall remain as
the primary street serving the
NBD with Hopple Street acting
as the major east/west corri-
dor.

The existing network of sec-

ondary streets and alleys
should be used to accommodate
traffic exiting from parking

areas and direct it to major
streets for dispersion.

Only auto entrances to parking
areas should be allowed on Cole-
rain Avenue.

Barriers to small existing park-
ing lots should be removed so
as to provide continuous move-
ment and efficient utilization
of already available space.

Entrances and exits to parking
lots shall be strongly identi-
fied with common marking tech=
niques such as signs or logos,
1ighting and 1landscaping and
other treatments. '

Public  transit routes along
Colerain Avenue should be
strongly identified by the use

of shelters, paving, lighting,
and landscaping. No changes in
existing bus stops should be
made without consultation with
the community organizations.

The majority of truck delivery
shall remain on Colerain Avenue
and be Tlimited to specific
times and locations to best
serve businesses with the great-
est demand. Where practical,
off-street delivery points
shall be created to reduce ve-
hicular congestion.

8. The circulation system should
be designed to make access to
the businesses along Hopple and
Colerain as easy as possible,
and to clearly orient drivers
as to how to get to and from
easy, convenient parking.

Pedestrian

The pedestrian circulation system
in Camp Washington NBD can be sepa-

rated 1into two areas along Colerain
Avenue., The two areas are the com-
mercial zone north of Hopple and

the commercial zone south of Hopple
and north of Township. It is the
recommendation of the Urban Renewal
Plan that Colerain Avenue should be
thought of as a pedestrian oriented
"mall" similar to a shopping cent-
er. Pedestrian use of sidewalks
should encourage impulse shopping
as people pass businesses from park-
ing lots to their destinations.
This shopping alternative will as-
sist in increasing the economic vi-
tality and viability of the neigh-
borhood business district by en-
couraging people to come into con-
tact with and shop many
businesses. A dense concentration
of pedestrians and automobiles
should be encouraged along Colerain
Avenue to reinforce the existing
sense of vitality and excitement.
This can be accompliished by:

l. Creating special areas for
pedestrians to gather within or
contiguous to the sidewalk
space to:

A. encourage social interaction
to increase users sense of
belonging. '

B. satisfy the need to dissem-
inate community information,
such as posters indicating
sales, events, and
opportunities that exist in
the neighborhood.
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2. Maintaining the street orienta-
tion of shops by encouraging en-
trances directly off the side-
walk or an identified public
way and de-emphasizing secon-
dary rear entrances to commer-
cial space.

3., Developing street amenities and
adequate sidewalk width to en-
hance the pedestrian environ-
ment with benches, 1lighting,
landscaping, graphics, signs,
canopies and other amenities
contributing to a pedestrian
character and safety.

4, Developing pedestrian "connec-
tions or 1inks"™ to and from off-
street parking areas.

5. Developing strong pedestrian
crossing points at the Colerain
Avenue and Hopple Street inter-
sections to attract people and
businesses to both sides of the
Hopple Street corridor.

6., Developing crosswalks near tran-
sit stops and be identified
with appropriate treatments to
create a pedestrian rather than
vehicular orientation,

7. Raising the 1level of driveways
to the same elevation as the
adjacent sidewalks to create a

pedestrian rather than
vehicular orientation.
The pedestrian areas, sidewalks,

street space, etc., should offer a
clarifying pattern with a control=-
ling image that not only gives
people the change to know where
they are, but also helps to tie to-
gether the business community.
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LIGHTING

Lighting Policies

The Tlighting strategy includes
policies for both vehicular and
pedestrian 1lighting for Camp Wash-
ington. .

1. VYehicular 1lighting on Colerain
(Utility/City and C.G.&E,
Owned)

A. Shall define the 1imits of
the business district and

respond to the special char-
acter of areas within it to
differentiate it from the
surrounding residential en-
vironment.

B. Shall be 1in scale with the

buildings in terms of inten-
sity, and size of the
luminaries.

C. Shall focus attention on the

intersections at either end
of the business.

D. Lighting 1in the parking ar-
eas shall be designed to en-
hance security, as well as
the residential character of
the neighborhood.

E. Shall encourage more night-
time use of the business
district and capitalize upon
the ability to "highlight"
focus areas and points.

2. Pedestrian Lighting

A. Shall define the limits and
extent of the pedestrian
orientated business dis-
trict.

B. Shall define the pedestrian
connections from parking

lots to the business dis-



3.

C.

Compercial Lighting
Ownership and Operation)

A.

B.

trict to 1link the parking
Tots to the main street.

Shall define as "pedestrian
places" all crosswalks and
intersections,

Shall define location of
transit stops as well as in-
crease the sense of security
for those using them at
night.

(Private

The use of illuminated dis-
ptay windows are recommended
to enliven the street image
to advertise goods and to
add color.

The facades of buildings
could be lighted in the ear-
ly evening hours to aid the
nighttime image, particular-
ly since the buildings have
such rich, historic facades.
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PARKING ANALYSIS

Parking within the Urban Renewal
Plan was analyzed as it exists
today and solutions were
recommended. The study area was
divided into three areas, Area A
lTocated north of Hopple Street,
Area B located between Hopple

Street and Rachel and Area C loca-
ted between Rachel and Township.
The parking facilities in these
areas were evaluated regarding loca-

tion, shortages., patron conven-
jence, safety, circulation, 1land
availability, and cost for expan-

sion and improvements.

Zone A consists of three restau-

rants, two commercial structures
and three residential structures.
The existing parking facilities,

centrally located between the three
restaurants, suffer from a multi-
tude - of problems. Access to both
the White Castle parking 1ot and
the Camp Washington lot from Cole-
rain Avenue are problematic for
similar reasons. Both lots require
users to enter or exit within fifty
(50) feet to seventy (70) feet of
the Hopple Street and Colerain Aven-
ue intersection. Congestion at
this point is often caused by vehic=-
les waiting for an opportunity to
enter the parking lots.

The proximity of the dindividual
parking lots to their respective
establishments is a problem evident
when Tlooking at the use patterns.
Typically, the patrons of Camp
Washington Chili park in the White
Castle parking 1lot and patrons of
Isadores park 1in the Camp Washing=-
ton Chili 1lot. This flipping of
Jots can be attributed to a lack of
convenient parking for the individ-
ual establishments.
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An analysis of the parking, when
calculated on a 1land use basis as

described in Chapter 14 of the
Downtown Improvement Manual, in-
dicates that the area i{s lacking
approximately twenty-three (23)
spaces.
Existing Parki Analysis Z A
No. of Existing
Establishment Spaces
White Castle 32
Camp Washington
Chili 22
Street Parking
Metered 9
Nonmetered 1
Total Existing Spaces 70
Parking Requirements = Zope A
‘Avg., No., No. of
SF of Spaces/ Spaces
Land Use Building 1000 SF Required
Restaurant 4,900 16.5 80
Commercial 3,200 4 13
Total Space 93

Because Zone A contains the pro-
posed site of a new development in
the Urban Renewal Plan it is recom-
mended that the short term parking
shortage be solved by the sharing
of existing parking lots, until the
area 1is redeveloped. At that time
care should be taken to assure that
the final design not only provides
an adequate number of spaces but
that the final design also incor-
porates safe and convenient access
to those establishments located
within its boundaries.

Zone B, located along Colerain
Avenue between Hopple Street and
Township consists of two restau-
rants, one bank, a small post
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offices six commercial structures
and four residential structures.

The existing parking facilities are
located in appropriate locations

and are served by an adequate cir-
culation system, However the num-
ber of area parking spaces are in-

sufficient to serve their parking
requirements. The following anal-

ysis shows that Zone B is approx-
imately 36 spaces short when cal-
culated on a land use basis.
Existing Parking Analysis Z B
No. of Existing
Establishment Spaces
Sols 28
Provident Bank 24
Nova Inc, 21
Street Parking
Metered 11
Noometered 25
Total Existing Spaces 109

Parking Requirements - Zone B
Commercial Building 1000 SF Spaces
Avg. No. No. of

SF of Spaces/ Spaces
Land Use Building 1000 SF Req.
Restaurants 4,730 10 47
Bank 3,500 5 18
Commercial 20,250 4 80

Total Spaces Required

Zone C 1is the area located on
Colerain Avenue between Rachael
Street and Township Street. This
area contains approximately ten com-
mercial structures, two manufactur=-
ing structures and two residential
structures. The existing parking
in facilities are located either on
the street or behind the respective
establishments. The following anal-
ysis shows that Zone C is 14 spaces
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number of
a land

short of the
spaces when
use basise.

Existing Parking Analysis Zone C

No. of Existing
Spaces

required
calculated on

Establishment

Camp Washington Hardware 8

Commercial 17

Street

. Metered 18
Unmetered 2

Total Existing Spaces 45

Parking Requirements - Zone C

Avg. No. No. of

SF of Spaces/ Spaces

Land Use Building 1000 SF Req.
Manufact. 17,500 #/Emp. 16
Commercial 14,550 3 43
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Recommendation

The parking analysis of Zone A, B
and C indicate the Camp Washington
Business District presently suffers

from a lack of off=-street parking
and insufficient wutilization of
existing Tlots. The Urban Renewal

Plan recommends that:

1. New parking be provided for the
Zone A, at the time the develop-
ment takes place. In the inter-
im the parking shortage could
be solved by sharing existing
Tots.

2. Because of the severe parking
shortage, and the fact that the
majority of buildings will re-

main in Zone B a new parking
area be provided as indicated
on the proposed parking
drawings.



3. While presently no parking prob=-
lem exists 1in Zone C, due to
the fact that many of the build-
ings are vacant or under utiliz-
ed, the study shows that Iif
this area 1{s turned around 14
additional parking stalls would
be necessary.

In general, the following guide-
1ines should be followed to in-
crease convenient off-street park-
ing:

1., Existing 1lots should be shared
and made more efficient through
improved access and more effi-
cient layout.

2. Existing small, underutilized
lots should be combined to
create larger, more efficient
parking areas.

3. New parking lots should be cre-
ated where possible. These

lots should occur where shown

in the plan.

4, Individuals should not continue
the process of tearing down
buildings to provide parking
for themselves but should work
collectively to provide commun=
ity parking lots in central lo-
cations to serve both residents
and businesses.

5. Where parking lots are adjacent
to residential or commercial
areas, various screening de-
vices such as low walls, trees,
sitting areas, mounds, etc.,
should be wused to retain the
continuity of the cohesive
building line.

6. A1l parking areas should be
landscaped or screened to pro-
vide an effective buffer for
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8.

adjacent residential proper=-
ties. Lighting- for parking
areas should be sensitive to
nearby residences in color,
intensity and scale,

Establish common employee lots
for businesses within the dis-
trict in order to maintain pri-
mary spaces for customers and
more remote spaces for employ-
ees.

Design parking identification
signs for placement within the
business district to make
access and entry points clear
and visible.

Continue efforts to maintain
and improve existing lots,
including signage, 1ighting,
landscaping, and screening from
residential neighbors.
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ZONING

In the City of Cincinnati, as in
most cities, zoning laws exist to
guide land use and protect Tland
owners from conflicting uses.
There are three land uses found in
the Camp Washington area, they
are:; industrial, residential and
commercial. The majority of land
however 1is zoned M=3, a manufactur-
ing zone. The M=3 zone, while
offering the maximum flexibility of
land wuse, allowing everything but
residential and institutional,
offers 1ittle protection to the
existing residential and business
community. Because of Camp Washing-
ton's wunique mixture of land use,
zoning becomes even more important
in assuring control and compatibil-
fty of these various uses. Present
trends verify that the manufactur-
ing sector 1is buying properties
along Colerain Avenue and Township
Street and using the newly acquired
property for warehouses or manufac-
turing uses. Because of the M-3
zoning, residences and businesses
in these areas could potentially
have a manufacturing plant as an
adjacent property owner. This not
only has an adverse effect upon the
adjacent property owner but does
1ittle to form a cohesive neighbor-
hood 1image.

Policies/Recommendations

The present zoning encourages rath-
er than protects Camp Washington
properties from conflicting 1land
uses. It is therefore the recommen-
dation of the Urban Renewal Plan
that certain areas of the business
and residential districts be down
zoned. The proposed zone changes
recommended in the Urban Renewal
Plan conform to the majority of the
existing land uses found in the
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area. The down zoning of
areas will assist in the
of the Camp Washing-

plan
selected
revitalization

ton Neighborhood Business District
on a comprehensive and rational
basis.

As 1indicated in the Market Analysis
businesses which deal in goods for
the dindustrial and residential sec-
tors should be located on Colerain
Avenue between Hopple Street and
Township Street and that more
diversified, auto oriented business-
es be located on the north side of
Hopple Street. To assure compat-
ible uses and to promote and pro-
tect this type of investment it is
recommended that these areas be
changed from their present M-3
zoning to a more restrictive zone
classification. The following
changes in the existing zoning are
recommended.,

1., The area north of Hopple Street

which is presently zoned M-3
should be down zoned to B-4 en-
couraging restaurants and auto
oriented business to locate

near the I-75 interchange.

2, The area between Hopple Street
south to Township along Cole-
rain Avenue should be changed
from present M=3 and M-2 zones
to a B=2 zone. This change
will create approximately 4
buildings of nonconforming
use. While these non-conform-
ing uses can remain until a
change of ownership occurs the
future use would be restricted
to the B-2 2zone requirements.
The purpose of this zone change
would be to encourage smaller
businesses dealing in goods
required by both the residen-
tial and {ndustrial population
of the area,
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The B-2 zone was chosen as it
encourages stores and housing
generating pedestrian activity
while discouraging warehousing
and auto related businesses
which would disrupt the continu-
ity of Colerain Avenue and add
little to the vitality of the
NBD, The zone change was also
recommended as it serves as a
buffer for the residential area
to the east of Colerain Avenue
from any abutting industrial
Uses,

3. To further protect the residen-
tial area it 1{s recommended
that the R=-5T zone located on
the west side of Henshaw Avenue
between Rachel Street on the
north and Township Street on
the south be changed to simply
and R-5 zone, This change
would protect the area from
being used as an M-3 zone,
(T-represents a transition zone
which allows for the 1least
restrictive use that 1is adja-
cent to the T zone).

4. The area along the east side of
Colerain Avenue between Stock
Avenue and Bates Alley which is
presently zoned R-5T and M-2
should be changed to R-5T zone
only. This change would encour-
age residential wuses while
still permitting compatible
industrial uses in the area.

The new zoning if implemented,
would focus development monies to
the proper areas and would allow
owners to identify the potential
uses of the properties adjacent to
theirs. The recommended changes in
the 2zoning will provide a rational
plan for the area encouraging sta-
bility and growth for the respec-
tive land uses in Camp Washington.
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